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Proposed Airport Business Centre Project

Lead Agency:

City of Manteca

1001 West Center Street
Manteca, CA 95337

Project Title: Airport Business Centre Project

Project Location: The 23.5-acre project site (project site) is located at 2803 N. Airport Way (APN: 198-200-140).
The project site is within the Northwest Airport Way Master Plan area, is zoned ‘Master Plan’ (MP), and is
designated as ‘Light Industrial’ (LI) in the General Plan.

The project site currently contains vacant land that has previously been “disced” (discing is a soil preparation
process that follows plowing, which breaks up clods and surface crusts, thereby improving soil granulation and
surface uniformity). The project site is generally flat, with an elevation range for the entire project site of
approximately 16 to 34 feet above sea level. See Figures 1 and 2 for the regional location and the project vicinity.
The site plan is shown in Figure 3. As shown in Figure 4, the project site is surrounded by agricultural, residential,
and light industrial/commercial land uses.

The project site is bound by Airport Way and farmland directly east, Riella Farms to the north, and undeveloped
land within the Master Plan area to the west and south. There are rural residential properties located adjacent to the
project site, to the east of Airport Way, and there is an existing age-restricted “55+” residential community (located
approximately 0.25 miles southeast of the project site, at its closest location). In addition, light
industrial/commercial land uses are planned to be developed adjacent to the project site to the west and south,
within the boundaries of the Northwest Airport Way Master Plan.

Project Description: The proposed Airport Business Centre project (proposed project) would develop the Airport
Business Centre, a “last-mile” e-commerce facility with a building size of approximately 141,360 square feet, on a
23.5-acre parcel. “Last-mile” delivery is the last leg of the delivery process within a logistics supply chain, which
starts from the distribution center or hub to the end user’s doorsteps. The last mile delivery usually ranges from a
few blocks to 50 or even 100 miles. “Last-mile” e-commerce facilities (such as the proposed project) are distribution
centers that represent the last leg of the supply chain for goods delivery, where goods are brought into a warehouse
to be adequately packaged and then sent to the consumer. Heavy-duty delivery trucks would transport goods from
other warehouses in the logistics chain to the proposed project building (i.e. warehouse) which serves as the last
mile facility. Walk-in delivery vans would be used for product distribution from the proposed project building to the
consumer.

Findings:

In accordance with the California Environmental Quality Act, the City of Manteca has prepared an Initial Study to
determine whether the proposed project may have a significant adverse effect on the environment. The Initial Study
and Proposed Mitigated Negative Declaration reflect the independent judgment of City of Manteca staff. On the basis
of the Initial Study, the City of Manteca hereby finds:

Although the proposed project could have a significant adverse effect on the environment, there will not be a
significant adverse effect in this case because the project has incorporated specific provisions to reduce
impacts to a less than significant level and/or the mitigation measures described herein have been added to
the project. A Mitigated Negative Declaration has thus been prepared.

The Initial Study, which provides the basis and reasons for this determination, is attached and/or referenced herein
and is hereby made a part of this document.

Signature Date



Proposed Mitigation Measures:

The following Mitigation Measures are extracted from the Initial Study. These measures are designed to avoid or
minimize potentially significant impacts, and thereby reduce them to an insignificant level. A Mitigation Monitoring
and Reporting Program (MMRP) is an integral part of project implementation to ensure that mitigation is properly
implemented by the City and the implementing agencies. The MMRP will describe actions required to implement the
appropriate mitigation for each CEQA category including identifying the responsible agency, program timing, and
program monitoring requirements. Based on the analysis and conclusions of the Initial Study, the impacts of
proposed project would be mitigated to less-than-significant levels with the implementation of the mitigation
measures presented below.

AGRICULTURE AND FORESTRY RESOURCES

MM AG-1: At the time building permits are sought for any Master Plan contemplated use, the project applicant shall pay
the required City of Manteca agricultural mitigation fee to help offset the conversion of Important Farmland pursuant to
Manteca Municipal Code Chapter 13.42.

AIR QUALITY

MM AlIR-1a: Prior to issuance of grading permits for each Master Plan use, the project applicant shall provide information to
the City of Manteca describing the methods by which the following measures will be complied with:

e  Off-road equipment used onsite shall achieve a fleet average emissions equal to or less than the Tier Il emissions
standard of 4.8 grams of NOx per horsepower hour. This can be achieved through any combination of uncontrolled
engines and engines complying with Tier Il and above engine standards. Tier Il emission standards are set forth in
Section 2423 of Title 13 of the California Code of Regulations, and Part 89 of Title 40 Code of Federal Regulations.

e  Construction equipment shall be properly maintained at an offsite location; maintenance shall include proper tuning
and timing of engines. Equipment maintenance records and data sheets of equipment design specifications shall be kept
on-site during construction.

e  Onsite construction equipment shall not idle for more than 5 minutes in any one hour.

e  During the building phase, onsite electrical hook ups shall be provided for electric construction tools including saws,
drills and compressors, to eliminate the need for diesel powered electric generators.

e  Construction workers shall be encouraged to carpool to and from the construction site to the greatest extent practical.
Workers shall be informed in writing and a letter shall be placed on file in the City office documenting efforts to carpool.

MM AIR-1b: During the architectural coating phase for all Master Plan uses, paints with a volatile organic compound
content less than 10 grams per liter shall be used.

MM AIR-1c: Prior to issuance of building permits for each Master Plan building, the project applicant shall demonstrate
compliance with all applicable requirements of San Joaquin Valley Air Pollution Control District, Rule 9510 via the submittal
of a Rule 9510 Implementation Plan to the City of Manteca for review and approval. The implementation plan shall achieve a
33-percent reduction in NOx and a 45-percent reduction in PM10 over the first 10 years of operations through the use of
onsite emissions reduction measures or through the payment of offsite mitigation fees to the SJVAPCD for purchase of
emission reductions. The requirements of the approved implementation plan shall be incorporated into the proposed
project.

MM AIR-1d: Prior to approval of the final site plan for each Master Plan building that would receive 10 more truck
deliveries per week, the project applicant shall demonstrate that the following anti-idling measures would be implemented:

e Provide available electricity hookups for trucks in the loading dock areas.

e  Signs shall be posted in dock areas advising drivers that idling shall not occur for more than 3 minutes.

e Telephone numbers of the building facilities manager and the California Air Resources Board shall be posted on
signs at truck entrances to report idling violations.

MM AIR-6: Prior to final site plan approval for any Master Plan use that includes food service (i.e., restaurants, cafeterias,
etc.), the applicant shall demonstrate compliance with SJVAPCD Rules 4102 (Nuisance) and 4692 (Commercial Charbroiling)
to the extent that these rules are applicable. Compliance may entail the installation of kitchen exhaust vents, exhaust
filtration systems, or other odor-reduction measures in accordance with accepted engineering practice. The approved plans
shall be incorporated into the proposed project.



BIOLOGICAL RESOURCES

MM BIO-1a: If ground clearing or vegetation removal activities occur during the nesting season (February 15 through
August 31), then pre-construction surveys for nesting birds shall be conducted in all area suitable for nesting that are
located within 250 feet of the Master Plan area. Surveys shall be conducted no more than 15 days prior to the beginning
of ground disturbance. If an active nest is located, a 250-foot buffer shall be delineated and maintained around the nest
until a qualified biologist has determined that fledging has occurred. Alternatively, CDFG may be consulted to
determine if the protective buffer can be reduced based upon individual species responses to disturbance. This
mitigation measure does not apply if ground clearing or vegetation removal activities occur outside of the nesting
season (September 1 through February 14).

MM BIO-1b: No more than 30 day prior to the beginning of ground disturbance, a pre-construction survey for
burrowing owls shall be conducted by a qualified biologist in general accordance with the Burrowing Owl Survey
Protocol and Mitigation Guidelines by the California Burrowing Owl Consortium. Should the surveys be scheduled to
occur during the period extending from February 1 through May 1, then surveys shall be conducted no more that 15
days prior to the start of ground disturbance. Surveys shall be conducted from 2 hours before sunset to 1 hour after
sunset, or from 1 hour before sunrise to 2 hours after sunrise, and shall be conducted during weather conducive to
observing owls outside of their burrows. No surveys shall occur during heavy rain, high winds, or dense fog. If
occupied burrows are found, mitigation for potential impacts shall follow the guidelines outlined by the Burrowing Owl
Survey Protocol and Mitigation Guidelines, including passive relocation.

MM BIO-6: Prior to issuance of the first grading or building permit for the Master Plan, the project applicant shall
obtain coverage under the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan. Coverage shall
consist of approval of the Master Plan-specific “Section 8.2.1 (10) Checklist for Unmapped SJMSCP Projects” by the San
Joaquin Council of Governments Technical Advisory Committee. The applicant shall pay all required fees to the San
Joaquin Council of Governments prior to the commencement of construction activities.

CULTURAL RESOURCES

MM CUL-1: If potentially significant historic resources are encountered during subsurface excavation activities for any
Master Plan use, all construction activities within a 100-foot radius of the resource shall cease until a qualified archaeologist
determines whether the resource requires further study. The City shall require that the applicant include a standard
inadvertent discovery clause in every construction contract to inform contractors of this requirement. Any previously
undiscovered resources found during construction shall be recorded on appropriate California Department of Parks and
Recreation forms and evaluated for significance in terms of California Environmental Quality Act criteria by a qualified
archaeologist. Potentially significant cultural resources consist of but are not limited to stone, bone, fossils, wood, or shell
artifacts or features, including hearths, structural remains, or historic dumpsites. If the resource is determined to be
significant under CEQA, the City and a qualified archaeologist shall determine whether preservation in place is feasible. Such
preservation in place is the preferred mitigation. If such preservation is infeasible, the qualified archaeologist shall prepare
and implement a research design and archaeological data recovery plan for the resource. The archaeologist shall also
conduct appropriate technical analyses, prepare a comprehensive written report and file it with the appropriate information
center (California Historical Resources Information System), and provide for the permanent curation of the recovered
materials.

MM CUL-2: If potentially significant archaeological resources are encountered during subsurface excavation activities, all
construction activities within a 100-foot radius of the resource shall cease until a qualified archaeologist determines
whether the resource requires further study. The City shall require that the applicant include a standard inadvertent
discovery clause in every construction contract to inform contractors of this requirement. Any previously undiscovered
resources found during construction shall be recorded on appropriate Department of Parks and Recreation forms and
evaluated for significance in terms of California Environmental Quality Act criteria by a qualified archaeologist. Potentially
significant cultural resources consist of but are not limited to stone, bone, fossils, wood, or shell artifacts or features,
including hearths, structural remains, or historic dumpsites. If the resource is determined to be significant under CEQA, the
City and a qualified archaeologist shall determine whether preservation in place is feasible. Such preservation in place is the
preferred mitigation. If such preservation is infeasible, the qualified archaeologist shall prepare and implement a research
design and archaeological data recovery plan for the resource. The archaeologist shall also conduct appropriate technical
analyses, prepare a comprehensive written report and file it with the appropriate information center (California Historical
Resources Information System), and provide for the permanent curation of the recovered materials.



MM CUL-3: In the event that plant or animal fossils are discovered during subsurface excavation activities for the proposed
project, all excavation within 50 feet of the fossil shall cease until a qualified paleontologist has determined the significance
of the find and provides recommendations in accordance with Society of Vertebrate Paleontology standards. The
paleontologist shall notify the City of Manteca to determine procedures to be followed before construction is allowed to
resume at the location of the find. If the find is determined to be significant and the City determines that avoidance is not
feasible, the paleontologist shall design and implement a data recovery plan consistent with the Society of Vertebrate
Paleontology standards. The plan shall be submitted to the City for review and approval. Upon approval, the plan shall be
incorporated into the project.

MM CUL-4: If previously unknown human remains are encountered during construction activities, Section 7050.5 of the
California Health and Safety Code applies, and the following procedures shall be followed: In the event of an accidental
discovery or recognition of any human remains, Public Resource Code Section 5097.98 must be followed. Once project-
related ground disturbance begins and if there is accidental discovery of human remains, the following steps shall be taken:

e There shall be no further excavation or disturbance of the site or any nearby area reasonably suspected to overlie
adjacent human remains until the San Joaquin County Coroner’s Office is contacted to determine if the remains are
Native American and if an investigation into cause of death is required. If the coroner determines the remains are
Native American, the coroner shall contact the NAHC within 24 hours, and the NAHC shall identify the person or
persons it believes to be the “most likely descendant” of the deceased Native American. The most likely descendant may
make recommendations to the landowner or the person responsible for the excavation work, for means of treating or
disposing of, with appropriate dignity, the human remains and any associated grave goods as provided in Public
Resources Code Section 5097.98.

GEOLOGY AND SOILS

MM GEO-1: Prior to issuance of building permits for each Master Plan use, the project applicant shall submit a design-
level geotechnical study and building plans to the City of Manteca for review and approval. The building plans shall
demonstrate that they incorporate all applicable recommendations of the design-level geotechnical study and comply
with all applicable requirements of the most recent version of the California Building Standards Code. A licensed
professional engineer shall prepare the plans, including those that pertain to soil engineering, structural foundations,
pipeline excavation, and installation. The approved plans shall be incorporated into the proposed project. All onsite soil
engineering activities shall be conducted under the supervision of a licensed Geotechnical Engineer or Certified
Engineering Geologist.

HAZARDS AND HAZARDOUS MATERIALS

MM HAZ-1a: Prior to grading activities for any Master Plan use in areas where total petroleum hydrocarbons of diesel
(i.e. TPH-D) has been detected, the applicant shall conduct soil sampling to delineate the horizontal and vertical extent
of the TPH-D in order to implement a soil remediation program. Soil remediation shall be conducted in accordance with
California Department of Toxic Substances Control (DTSC) guidelines. Contaminated soil shall be excavated and
disposed of at an approved disposal facility. Following excavation, confirmation sampling shall be conducted to confirm
whether remaining soil meets acceptable applicable regulatory levels. The excavation shall be backfilled with clean soil.

MM HAZ-1b: Prior to grading activities for any Master Plan use, any onsite wells or septic systems intended to be
removed shall be destroyed under permit and inspection with San Joaquin County Environmental Health Department.

HYDROLOGY AND WATER QUALITY

MM HYD-1: Prior to the issuance of grading or building permits for each proposed activities within the Master Plan area,

the project applicant shall prepare and submit a Stormwater Pollution Prevention Plan (SWPPP) to the City of Manteca that

identifies specific actions and Best Management Practices (BMPs) to prevent stormwater pollution during construction

activities. The SWPPP shall identify a practical sequence for BMP implementation, monitoring, and maintenance; site

restoration; contingency measures; responsible parties; and agency contacts. The SWPPP shall include but not be limited to

the following elements:

e Temporary erosion control measures shall be employed for disturbed areas.

e  Specific measures shall be identified to protect the onsite open drainages during construction of the proposed resort.

e  Specific measures shall be identified to protect the French Camp Outlet Canal and Drain 3 during any construction
activities.

e No disturbed surfaces shall be left without erosion control measures in place during the winter and spring months.

e  Sediment shall be retained onsite by a system of sediment basins, traps, or other appropriate measures.



e  The construction contractor shall prepare Standard Operating Procedures for the handling of hazardous materials on
the construction site to eliminate or reduce discharge of materials to storm drains.

e  BMP performance and effectiveness shall be determined either by visual means where applicable (e.g., observation of
above-normal sediment release), or by actual water sampling in cases where verification of contaminant reduction or
elimination (such as inadvertent petroleum release) is required by the RWQCB to determine adequacy of the measure.

o In the event of significant construction delays or delays in final landscape installation, native grasses or other
appropriate vegetative cover shall be established on the construction site as soon as possible after disturbance, as an
interim erosion control measure throughout the wet season.

MM HYD-2: Prior to the issuance of building or grading permits for any development activities that occur pursuant to the
Master Plan, the project applicant shall submit a stormwater quality control plan to the City of Manteca for review and
approval. The plan shall include a detailed drainage plan and identify expected site-specific pollutants and required
measures to treat those pollutants before they reach the regional detention basins and, ultimately, the French Camp Outlet
Canal and San Joaquin River. The approved measures shall be incorporated into the proposed project. The plan will
describe monitoring and performance measures and standards required in order to ensure water quality is adequately
protected during operation of all proposed sites within the project area. Examples of stormwater pollution prevention
measures and practices to be incorporated into the plan include but are not limited to:

e  Strategically placed bioswales and landscaped areas that promote percolation of runoff
e  Pervious pavement

e  Roof drains that discharge to landscaped areas

e  Trash enclosures with screen walls and roofs

e  Stenciling on storm drains

e  Curb cuts in parking areas to allow runoff to enter landscaped areas

e  Rock-lined areas along landscaped areas in parking lots

e  (Catch basins

e  0Oil/water separators

e  Regular sweeping of parking areas and cleaning of storm drainage facilities

e Employee training to inform maintenance personnel of stormwater pollution prevention measures

MM HYD-4: Prior to the issuance of building or grading permits for the proposed project, the project applicant shall submit
a stormwater quality control plan for the project as a whole to the City of Manteca for review and approval. The plan shall
include a detailed drainage plan that demonstrates attainment of pre-project runoff requirements prior to release at the
outlet canal and describes the volume reduction measures and treatment controls used to reach attainment. The drainage
plan shall identify all expected flows from the project area and the location, size, and type of facilities used to retain and treat
the runoff volumes and peak flows to meet pre-project conditions. The approved drainage plan shall be incorporated into
the proposed project.

NOISE

MM NOI-1: During construction activities for all Master Plan uses, the applicant shall require its construction contractors to
adhere to the following noise attenuation requirements:

e  Construction activities shall be limited to the hours between 7 a.m. to 8 p.m. daily. The City of Manteca Director of
Public Works shall have the discretion to permit construction activities to occur outside of allowable hours if compelling
circumstances warrant such an exception (e.g., weather conditions necessary to pour concrete).

e All construction equipment shall use noise-reduction features (e.g., mufflers and engine shrouds) that are no less
effective than those originally installed by the manufacturer. If no noise-reduction features were installed by the
manufacturer, then the contractor shall require that at least a muffler be installed on the equipment.

e  Construction staging and heavy equipment maintenance activities shall be performed a minimum distance of 300 feet
from the nearest residence, unless safety or technical factors take precedence (e.g., an equipment breakdown).

e A 10-foot-high construction noise barrier shall be installed along the edge of the Master Plan area within 300 feet of any
offsite residence prior to start of grading activities. The noise barrier shall either be constructed of a minimum 0.5-inch
plywood or utilize acoustical blankets with a minimum Sound Transmission Class of 12. The barrier shall remain in
place until noise intensive aspects of construction are completed.

MM NOI-4: During Master Plan operations, the use of street sweepers and mechanical landscape maintenance equipment
(lawnmowers, leaf blowers, etc.) shall be prohibited between the hours of 10 p.m. and 7 a.m.



PUBLIC SERVICES

MM PSU-1: Prior to issuance of building permits for any Master Plan uses, the project applicant shall provide the City of
Manteca will all applicable fire protection development fees in accordance with the latest adopted fee schedule.

TRANSPORTATION

MM TRANS-1: Prior to issuance of building permits for each Master Plan use, the applicant shall pay all transportation-
related fees in accordance with the latest adopted fee schedule at the time permits are sought. Such fees shall include, but
not be limited to, the City of Manteca Public Facilities Implementation Plan fee and the San Joaquin County Regional
Transportation Impact Fee.

MM TRANS-4a: Prior to site plan review for each Master Plan use, the applicant shall consult with the City of Manteca
Community Development Department about appropriate frontage improvements. All necessary frontage improvements
shall be depicted on the final site plan and implemented as part of site development.

MM TRANS-6a: Prior to site plan review for each Master Plan light industrial use, the applicant shall consult with the City of

Manteca Community Development Department, Manteca Transit, and the San Joaquin Regional Transit District about the
inclusion of appropriate transit facilities (turnouts, shelters, etc.) or services (e.g., an employee shuttle). If transit facilities
are deemed to be necessary, they shall be provided on the final site plan. If transit services are deemed to be necessary, the
applicant shall prepare a service plan and submit it to the City of Manteca for review and approval. The approved plan shall
be incorporated into the project. To the extent feasible, transit facilities and services shall be coordinated among Master
Plan uses to maximize efficiency and effectiveness.

MM TRANS-6b: Prior to site plan review for each Master Plan light industrial use, the applicant shall consult with the City of

Manteca Community Development Department about the inclusion of appropriate bicycle facilities (racks, lockers, etc.). If
bicycle facilities are deemed to be necessary, such facilities shall be provided on the final site plan.

MM TRANS-6c: Prior to site plan review for each Master Plan light industrial use, the applicant shall consult with the City of

Manteca Community Development Department about the inclusion of appropriate pedestrian facilities. If pedestrian
facilities are deemed to be necessary, such facilities shall be provided on the final site plan.

MM TRANS-7: Prior to issuance of grading permits for each Master Plan use, the applicant shall submit a Construction
Traffic Control Plan to the City of Manteca for review and approval. The plan shall identify the timing and routing of all
major construction equipment and trucking to avoid potential traffic congestion and delays on the local street network. The
plan shall encourage the use of Interstate 5 (I-5), Roth Road, Airport Way, and Lathrop Road wherever practical. Anticipated
temporary road closures should be identified, along with safety measures and detours. If necessary, construction equipment
and materials deliveries shall be limited to off-peak hours to avoid conflicts with local traffic circulation. The plan shall also

identify suitable locations for construction worker parking.
UTILITIES

MM PSU-3a: Prior to issuance of building permits for each Master Plan use, the applicant shall prepare and submit

documentation to the City of Manteca for review and approval identifying a non-potable irrigation system that is separate
from the potable water systems. The non-potable irrigation system shall use non-potable well water until recycled water is
available, at which point it shall be converted to use recycled water.

MM PSU-3b: Prior to issuance of building permits for each Master Plan use, the applicant shall prepare and submit
documentation to the City of Manteca for review and approval identifying that all appropriate and feasible water
conservation measures are incorporated into the proposed use(s). The approved measures shall be incorporated into the
final development plans. Examples of water conservation measures include but are not limited to:

e Drought-tolerant landscaping or xeriscaping

o  Water efficient irrigation systems (drip irrigation, bubbler/soaker systems, hydrozones, evapotranspiration controllers,

etc)
e Sensor-activated low-flow fixtures (e.g., faucets, urinals, and toilets)

MM PSU-6a: Prior to issuance of building permits for any building developed pursuant to the Master Plan, the project
applicant shall retain a qualified contractor to perform construction and demolition debris recycling. Following the
completion of construction activities, the project applicant shall provide documentation to the satisfaction of the City of
Manteca demonstrating that construction and demolition debris was recycled.



MM PSU-6b: Prior to issuance of building permits for each building developed pursuant to the Master Plan, the project
applicant shall provide information to the City of Manteca describing the methods by which recycling and waste diversion
activities shall be achieved. This information shall include but is not limited to the type and location of facilities necessary to
collect and store recyclable materials, contractors who would pick-up recyclable and reusable materials, and how recycling
and waste diversion activities would be integrated into operational practices. To the extent feasible, centralized recycling
facilities are encouraged to enhance the ease and efficiency of such practices. The approved facilities and practices shall be

incorporated into the uses envisioned by the Master Plan.
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INITIAL STUDY CHECKLIST

PROJECT TITLE
Airport Business Centre Project

LEAD AGENCY NAME AND ADDRESS

City of Manteca - City Hall
1001 West Center Street
Manteca, CA 95337

(209) 456-8000

CONTACT PERSON AND PHONE NUMBER

Rob Mitchell

Greenlaw Partners

18301 Von Karman Ste. 250
Irvine, California 92612
(714) 749-6508
rob@greenlawpartners.com

PROJECT LOCATION AND SETTING

The 23.5-acre project site (project site) is located at 2803 N. Airport Way (APN: 198-200-140).
The project site is within the Northwest Airport Way Master Plan area, is zoned ‘Master Plan’
(MP), and is designated as ‘Light Industrial’ (LI) in the General Plan.

The project site currently contains vacant land that has previously been “disced” (discing is a soil
preparation process that follows plowing, which breaks up clods and surface crusts, thereby
improving soil granulation and surface uniformity). The project site is generally flat, with an
elevation range for the entire project site of approximately 16 to 34 feet above sea level. See
Figures 1 and 2 for the regional location and the project vicinity. The site plan is shown in Figure
3. As shown in Figure 4, the project site is surrounded by agricultural, residential, and light
industrial/commercial land uses.

The project site is bound by Airport Way and farmland directly east, Riella Farms to the north,
and undeveloped land within the Master Plan area to the west and south. There are rural
residential properties located adjacent to the project site, to the east of Airport Way, and there is
an existing age-restricted “55+” residential community (located approximately 0.25 miles
southeast of the project site, at its closest location). In addition, light industrial /commercial land
uses are planned to be developed adjacent to the project site to the west and south, within the
boundaries of the Northwest Airport Way Master Plan.

PROJECT DESCRIPTION

The proposed Airport Business Centre project (proposed project) would develop the Airport
Business Centre, a “last-mile” e-commerece facility with a building size of approximately 141,360
square feet, on a 23.5-acre parcel. “Last-mile” delivery is the last leg of the delivery process within
a logistics supply chain, which starts from the distribution center or hub to the end user’s
doorsteps. The last mile delivery usually ranges from a few blocks to 50 or even 100 miles. “Last-
mile” e-commerce facilities (such as the proposed project) are distribution centers that represent
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the last leg of the supply chain for goods delivery, where goods are brought into a warehouse to
be adequately packaged and then sent to the consumer. Heavy-duty delivery trucks would
transport goods from other warehouses in the logistics chain to the proposed project building
(i.e. warehouse) which serves as the last mile facility. Walk-in delivery vans would be used for
product distribution from the proposed project building to the consumer.

The project would also include associated landscaping, parking, site lighting, and offsite
improvements, including the completion of east-west connector Street “A”. Street “A” would
connect to the 26-foot-wide internal circulation network.

The proposed project would include 257 automobile parking spaces, and 854 van parking spaces.
The van parking spaces would include parking spots for general parking, maintenance, staging,
and loading. There would be approximately 15 heavy-duty truck loading docks that connect to
the proposed project building. There would also be 13 bike racks, and an additional 22 parking
spaces for electric vehicles. A secured service yard would be located at the southeastern portion
of the project site (refer to Figure 3 for more detail). A concrete sidewalk would be located
surrounding the proposed project building. Tube steel fencing would surround portions of the
parking area. Additionally, a concrete screen wall would surround the perimeter of the secured
service yard, except at locations for vehicle ingress/egress and where the secured service yard
faces the building facility. Additionally, landscape trees would be located throughout the
perimeter of the project site, as well as scattered throughout portions of the parking areas.
Stormwater management at the project site would comply with the requirements of the City of
Manteca Municipal Code.

Separately, the proposed project would remove the interior Roadway “J” from the original
approved circulation layout of the Northwest Airport Way Master Plan. The interior Roadway “J”
was originally envisioned in the Northwest Airport Way Master Plan to route traffic through the
project site. This removal of interior Roadway “J” from the original approved circulation layout
of the Northwest Airport Way Master Plan represents an amendment to the Northwest Airport
Way Master Plan. Interior Roadway “J” is no longer needed based on the site design and proposed
use.

The proposed project is consistent with the light industrial design standards and guidelines
established in the approved Northwest Airport Way Master Plan, and implements the small-scale
light industrial uses along the Airport Way frontage that are encouraged within the Northwest
Airport Way Master Plan. Furthermore, the environmental impacts of this proposed development
have already been fully analyzed in accordance with the California Environmental Quality Act
(CEQA) under the certified Northwest Airport Way Master Plan Final Environmental Impact
Report (State Clearinghouse Number 2010022024). Future tenants of the proposed project are
unknown at this point in time; however future tenants would be required to comply with the uses
that are permitted by right (and conditionally permitted with procurement of a Conditional Use
Permit) within the Light Industrial Zoning District by the City of Manteca Zoning Code.

PROJECT BACKGROUND

The proposed project is located within the Northwest Airport Way Master Plan area (Master Plan
area), which is a master plan area that guides the development of industrial uses, community
commercial uses, and associated site improvements on 390 acres. An Environmental Impact
Report (EIR) was prepared for the Northwest Airport Way Master Plan area (State Clearinghouse
# 2010022024) in 2010 (Master Plan EIR). An EIR Addendum was completed for CenterPoint
Container Yard 2 in April 2019.
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Tiering

According to CEQA Guidelines section 15168, subdivision (c)(5), “[a] program EIR will be most
helpful in dealing with later activities if it provides a description of planned activities that would
implement the program and deals with the effects of the program as specifically and
comprehensively as possible.” Later environmental documents (EIRs, mitigated negative
declarations, or negative declarations) can incorporate by reference materials from the program
EIR regarding regional influences, secondary impacts, cumulative impacts, broad alternatives,
and other factors (CEQA Guidelines Section 15168[d][2]). These later documents need only focus
on new impacts that have not been considered before (CEQA Guidelines Section 15168[d][3]).

Section 15168(c), entitled “Use with Later Activities,” provides, in pertinent part, as follows:

Later activities in the program must be examined in the light of the program EIR to determine
whether an additional environmental document must be prepared:

1. If a later activity would have effects that were not examined in the program EIR, a new
Initial Study would need to be prepared leading to either an EIR or a Negative Declaration.
That later analysis may tier from the program EIR as provided in Section 15152.

2. Ifthe agency finds that pursuant to Section 15162, no subsequent EIR would be required,
the agency can approve the activities as being within the scope of the project covered by
the program EIR, and no new environmental document would be required. Whether a
later activity is within the scope of a program EIR is a factual question that the lead agency
determines based on substantial evidence in the record. Factors that an agency may
consider in making that determination include, but are not limited to, consistency of the
later activity with the type of allowable land use, overall planned density and building
intensity, geographic area analyzed for environmental impacts, and covered
infrastructure, as described in the program EIR.

3. An agency shall incorporate feasible mitigation measures and alternatives developed in
the program EIR into later activities in the program.

4. Where the later activities involve site specific operations, the agency should use a written
checklist or similar device to document the evaluation of the site and the activity to
determine whether the environmental effects of the operation were within the scope of
the program EIR.

Generally, when a property owner submits applications for site-specific approvals (i.e., tentative
maps, conditional use permits, or other discretionary entitlements), the City staff will review the
applications for consistency with the higher tier document. This consistency review ultimately
determines whether the application for site specific approval is consistent with the higher tier
document, Conditions of Approval, and Mitigation Measures, and whether it is consistent with
what was anticipated and analyzed in the program EIR. Often a City will conclude that most, or
all, components of the site-specific application can be developed with no new analysis of
environmental effects, or a focused analysis limited to the environmental effects that could not
be reasonably foreseen at the time the certified EIR was prepared.

These site-specific approvals may be narrowed pursuant to the rules for tiering set forth in CEQA
Guidelines Section 15152. “[T]iering is a process by which agencies can adopt programs, plans,
policies, or ordinances with EIRs focusing on ‘the big picture,’ and can then use streamlined CEQA
review for individual projects that are consistent with such...[first tier decisions] and
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are...consistent with local agencies’ governing general plans and zoning.” (Koster v. County of San
Joaquin (1996) 47 Cal.App.4th 29, 36.) Section 15152 provides that, where a first-tier EIR has
“adequately addressed” the subject of cumulative impacts, such impacts need not be revisited in
second- and third-tier documents. Furthermore, second- and third-tier documents may limit the
examination of impacts to those that “were not examined as significant effects” in the prior EIR
or “[a]re susceptible to substantial reduction or avoidance by the choice of specific revisions in
the project, by the imposition of conditions, or other means.” In general, significant
environmental effects have been “adequately addressed” if the lead agency determines that:

a. they have been mitigated or avoided as a result of the prior environmental impact report
and findings adopted in connection with that prior environmental impact report; or

b. they have been examined at a sufficient level of detail in the prior environmental impact
report to enable those effects to be mitigated or avoided by site specific revisions, the
imposition of conditions, or by other means in connection with the approval of the later
project.

Where a site-specific approval within the City warrants additional environmental review, there
are several paths forward. This includes an EIR Addendum, a Mitigated Negative Declaration, or
some form of Environmental Impact Report. The Mitigated Negative Declaration is a of CEQA
review thatis commonly prepared for small projects built out under a Master Plan with a certified
EIR. Based on the characteristics of the proposed project, the City of Manteca has determined it
is appropriate to develop an IS/MND for the proposed project, using the tiering concept.
Therefore, this IS/MND tiers from the Northwest Airport Way Master Plan EIR and the
Addendum to the Northwest Airport Way Master Plan EIR. These documents can be found at the
City of Manteca website at the following location:

https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20Division/Pages/Plannin
g-Division-Documents.aspx

Mitigation Measures

Table PD-1, below, identifies the mitigation measures from the Northwest Airport Way Master
Plan EIR that are applicable to the proposed project. It should be noted that these mitigation
measures, which are directly from the Northwest Airport Way Master Plan EIR, have been
included throughout this IS/MND. It should also be noted that the mitigation measure lettering
and numbering scheme for the mitigation measures in this IS/MND is consistent with the
lettering and numbering scheme from the Northwest Airport Way Master Plan EIR, for the sake
of consistency between the two documents.

Table PD-1: Applicable Mitigation Measures from the Northwest Airport Way Master Plan EIR
Environmental
Topic
Agricultural and MM AG-1: At the time building permits are sought for any Master Plan contemplated use,
Forestry Resources | the projectapplicant shall pay the required City of Manteca agricultural mitigation fee to

help offset the conversion of Important Farmland pursuant to Manteca Municipal Code
Chapter 13.42.

Mitigation Measure Adopted by the City

Air Quality & MM AIR-1a: Prior to issuance of grading permits for each Master Plan use, the project
Greenhouse Gas applicant shall provide information to the City of Manteca describing the methods by which
Emissions the following measures will be complied with:
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Environmental
Topic

Mitigation Measure Adopted by the City

e  Off-road equipment used onsite shall achieve a fleet average emissions equal to or
less than the Tier Il emissions standard of 4.8 grams of NOx per horsepower hour.
This can be achieved through any combination of uncontrolled engines and
engines complying with Tier I and above engine standards. Tier Il emission
standards are set forth in Section 2423 of Title 13 of the California Code of
Regulations, and Part 89 of Title 40 Code of Federal Regulations.

e  Construction equipment shall be properly maintained at an offsite location;
maintenance shall include proper tuning and timing of engines. Equipment
maintenance records and data sheets of equipment design specifications shall be
kept on-site during construction.

e Onsite construction equipment shall not idle for more than 5 minutes in any one
hour.

e During the building phase, onsite electrical hook ups shall be provided for electric
construction tools including saws, drills and compressors, to eliminate the need
for diesel powered electric generators.

e  Construction workers shall be encouraged to carpool to and from the construction
site to the greatest extent practical. Workers shall be informed in writing and a
letter shall be placed on file in the City office documenting efforts to carpool.

MM AIR-1b: During the architectural coating phase for all Master Plan uses, paints with a
volatile organic compound content less than 10 grams per liter shall be used.

MM AIR-1c: Prior to issuance of building permits for each Master Plan building, the project
applicant shall demonstrate compliance with all applicable requirements of San Joaquin
Valley Air Pollution Control District, Rule 9510 via the submittal of a Rule 9510
Implementation Plan to the City of Manteca for review and approval. The implementation
plan shall achieve a 33-percent reduction in NOx and a 45-percent reduction in PM10 over
the first 10 years of operations through the use of onsite emissions reduction measures or
through the payment of offsite mitigation fees to the SJVAPCD for purchase of emission
reductions. The requirements of the approved implementation plan shall be incorporated
into the proposed project.

MM AIR-1d: Prior to approval of the final site plan for each Master Plan building that
would receive 10 more truck deliveries per week, the project applicant shall demonstrate
that the following anti-idling measures would be implemented:

e Provide available electricity hookups for trucks in the loading dock areas.

e  Signs shall be posted in dock areas advising drivers that idling shall not occur
for more than 3 minutes.

e  Telephone numbers of the building facilities manager and the California Air
Resources Board shall be posted on signs at truck entrances to report idling
violations.

MM AIR-6: Prior to final site plan approval for any Master Plan use that includes food service
(i.e., restaurants, cafeterias, etc.), the applicant shall demonstrate compliance with SJVAPCD
Rules 4102 (Nuisance) and 4692 (Commercial Charbroiling) to the extent that these rulesare
applicable. Compliance may entail the installation of kitchen exhaust vents, exhaust filtration
systems, or other odor-reduction measures in accordance with accepted engineering
practice. The approved plans shall be incorporated into the proposed project.
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Environmental
X Mitigation Measure Adopted by the City
Topic
Biological MM BIO-1a: If ground clearing or vegetation removal activities occur during the nesting
Resources season (February 15 through August 31), then pre-construction surveys for nesting birds

shall be conducted in all area suitable for nesting that are located within 250 feet of the
Master Plan area. Surveys shall be conducted no more than 15 days prior to the beginning of
ground disturbance. If an active nest is located, a 250-foot buffer shall be delineated and
maintained around the nest until a qualified biologist has determined that fledging has
occurred. Alternatively, CDFG may be consulted to determine if the protective buffer can be
reduced based upon individual species responses to disturbance. This mitigation measure
does notapply if ground clearing or vegetation removal activities occur outside of the nesting
season (September 1 through February 14).

MM BIO-1b: No more than 30 day prior to the beginning of ground disturbance, a pre-
construction survey for burrowing owls shall be conducted by a qualified biologist in general
accordance with the Burrowing Owl Survey Protocol and Mitigation Guidelines by the
California Burrowing Owl Consortium. Should the surveys be scheduled to occur during the
period extending from February 1 through May 1, then surveys shall be conducted no more
that 15 days prior to the start of ground disturbance. Surveys shall be conducted from 2
hours before sunset to 1 hour after sunset, or from 1 hour before sunrise to 2 hours after
sunrise, and shall be conducted during weather conducive to observing owls outside of their
burrows. No surveys shall occur during heavy rain, high winds, or dense fog. If occupied
burrows are found, mitigation for potential impacts shall follow the guidelines outlined by
the Burrowing Owl Survey Protocol and Mitigation Guidelines, including passive relocation.

MM BIO-6: Prior to issuance of the first grading or building permit for the Master Plan, the
project applicant shall obtain coverage under the San Joaquin County Multi-Species Habitat
Conservation and Open Space Plan. Coverage shall consist of approval of the Master Plan-
specific “Section 8.2.1 (10) Checklist for Unmapped SJMSCP Projects” by the San Joaquin
Council of Governments Technical Advisory Committee. The applicant shall pay all required
fees to the San Joaquin Council of Governments prior to the commencement of construction
activities.

Cultural & Tribal
Resources

MM CUL-1: If potentially significant historic resources are encountered during subsurface
excavation activities for any Master Plan use, all construction activities within a 100-foot
radius of the resource shall cease until a qualified archaeologist determines whether the
resource requires further study. The City shall require that the applicant include a standard
inadvertent discovery clause in every construction contract to inform contractors of this
requirement. Any previously undiscovered resources found during construction shall be
recorded on appropriate California Department of Parks and Recreation forms and evaluated
for significance in terms of California Environmental Quality Act criteria by a qualified
archaeologist. Potentially significant cultural resources consist of but are not limited to stone,
bone, fossils, wood, or shell artifacts or features, including hearths, structural remains, or
historic dumpsites. If the resource is determined to be significant under CEQA, the City and
a qualified archaeologist shall determine whether preservation in place is feasible. Such
preservation in place is the preferred mitigation. If such preservation is infeasible, the
qualified archaeologist shall prepare and implement a research design and archaeological
data recovery plan for the resource. The archaeologist shall also conduct appropriate
technical analyses, prepare a comprehensive written report and file it with the appropriate
information center (California Historical Resources Information System), and provide for the
permanent curation of the recovered materials.
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Environmental
Topic

Mitigation Measure Adopted by the City

MM CUL-2: If potentially significant archaeological resources are encountered during
subsurface excavation activities, all construction activities within a 100-foot radius of the
resource shall cease until a qualified archaeologist determines whether the resource requires
further study. The City shall require that the applicant include a standard inadvertent
discovery clause in every construction contract to inform contractors of this requirement.
Any previously undiscovered resources found during construction shall be recorded on
appropriate Department of Parks and Recreation forms and evaluated for significance in
terms of California Environmental Quality Act criteria by a qualified archaeologist.
Potentially significant cultural resources consist of but are not limited to stone, bone, fossils,
wood, or shell artifacts or features, including hearths, structural remains, or historic
dumpsites. If the resource is determined to be significant under CEQA, the City and a qualified
archaeologist shall determine whether preservation in place is feasible. Such preservation in
place is the preferred mitigation. If such preservation is infeasible, the qualified archaeologist
shall prepare and implement a research design and archaeological data recovery plan for the
resource. The archaeologist shall also conduct appropriate technical analyses, prepare a
comprehensive written report and file it with the appropriate information center (California
Historical Resources Information System), and provide for the permanent curation of the
recovered materials.

MM CUL-3: In the event that plant or animal fossils are discovered during subsurface
excavation activities for the proposed project, all excavation within 50 feet of the fossil shall
cease until a qualified paleontologist has determined the significance of the find and provides
recommendations in accordance with Society of Vertebrate Paleontology standards. The
paleontologist shall notify the City of Manteca to determine procedures to be followed before
construction is allowed to resume at the location of the find. If the find is determined to be
significant and the City determines that avoidance is not feasible, the paleontologist shall
design and implement a data recovery plan consistent with the Society of Vertebrate
Paleontology standards. The plan shall be submitted to the City for review and approval.
Upon approval, the plan shall be incorporated into the project.

MM CUL-4: If previously unknown human remains are encountered during construction
activities, Section 7050.5 of the California Health and Safety Code applies, and the following
procedures shall be followed: In the event of an accidental discovery or recognition of any
human remains, Public Resource Code Section 5097.98 must be followed. Once project-
related ground disturbance begins and if there is accidental discovery of human remains, the
following steps shall be taken:

e There shall be no further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains until the San Joaquin
County Coroner’s Office is contacted to determine if the remains are Native
American and if an investigation into cause of death is required. If the coroner
determines the remains are Native American, the coroner shall contact the NAHC
within 24 hours, and the NAHC shall identify the person or persons it believes to
be the “most likely descendant” of the deceased Native American. The most likely
descendant may make recommendations to the landowner or the person
responsible for the excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains and any associated grave goods as
provided in Public Resources Code Section 5097.98.
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Environmental
Topic

Mitigation Measure Adopted by the City

Geology and Soils

MM GEO-1: Prior to issuance of building permits for each Master Plan use, the project
applicant shall submit a design-level geotechnical study and building plans to the City of
Manteca for review and approval. The building plans shall demonstrate that they incorporate
all applicable recommendations of the design-level geotechnical study and comply with all
applicable requirements of the most recent version of the California Building Standards Code.
A licensed professional engineer shall prepare the plans, including those that pertain to soil
engineering, structural foundations, pipeline excavation, and installation. The approved
plans shall be incorporated into the proposed project. All onsite soil engineering activities
shall be conducted under the supervision of a licensed Geotechnical Engineer or Certified
Engineering Geologist.

Hazards and
Hazardous
Materials

MM HAZ-1a: Prior to grading activities for any Master Plan use in areas where total
petroleum hydrocarbons of diesel (i.e. TPH-D) has been detected, the applicant shall conduct
soil sampling to delineate the horizontal and vertical extent of the TPH-D in order to
implement a soil remediation program. Soil remediation shall be conducted in accordance
with California Department of Toxic Substances Control (DTSC) guidelines. Contaminated
soil shall be excavated and disposed of at an approved disposal facility. Following excavation,
confirmation sampling shall be conducted to confirm whether remaining soil meets
acceptable applicable regulatory levels. The excavation shall be backfilled with clean soil.

MM HAZ-1b: Prior to grading activities for any Master Plan use, any onsite wells or septic
systems intended to be removed shall be destroyed under permit and inspection with San
Joaquin County Environmental Health Department.

Hydrology and
Water Quality

MM HYD-1: Prior to the issuance of grading or building permits for each proposed activities
within the Master Plan area, the project applicant shall prepare and submit a Stormwater
Pollution Prevention Plan (SWPPP) to the City of Manteca that identifies specific actions and
Best Management Practices (BMPs) to prevent stormwater pollution during construction
activities. The SWPPP shall identify a practical sequence for BMP implementation,
monitoring, and maintenance; site restoration; contingency measures; responsible parties;
and agency contacts. The SWPPP shall include but not be limited to the following elements:

e Temporary erosion control measures shall be employed for disturbed areas.

e  Specific measures shall be identified to protect the onsite open drainages during
construction of the proposed resort.

e  Specific measures shall be identified to protect the French Camp Outlet Canal and
Drain 3 during any construction activities.

e No disturbed surfaces shall be left without erosion control measures in place
during the winter and spring months.

e Sediment shall be retained onsite by a system of sediment basins, traps, or other
appropriate measures.

e The construction contractor shall prepare Standard Operating Procedures for the
handling of hazardous materials on the construction site to eliminate or reduce
discharge of materials to storm drains.

e  BMP performance and effectiveness shall be determined either by visual means
where applicable (e.g., observation of above-normal sediment release), or by
actual water sampling in cases where verification of contaminant reduction or
elimination (such as inadvertent petroleum release) is required by the RWQCB to
determine adequacy of the measure.

e Inthe event of significant construction delays or delays in final landscape
installation, native grasses or other appropriate vegetative cover shall be
established on the construction site as soon as possible after disturbance, as an
interim erosion control measure throughout the wet season.
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Environmental
Topic

Mitigation Measure Adopted by the City

MM HYD-2: Prior to the issuance of building or grading permits for any development
activities that occur pursuant to the Master Plan, the project applicant shall submit a
stormwater quality control plan to the City of Manteca for review and approval. The plan
shall include a detailed drainage plan and identify expected site-specific pollutants and
required measures to treat those pollutants before they reach the regional detention basins
and, ultimately, the French Camp Outlet Canal and San Joaquin River. The approved measures
shall be incorporated into the proposed project. The plan will describe monitoring and
performance measures and standards required in order to ensure water quality is adequately
protected during operation of all proposed sites within the project area. Examples of
stormwater pollution prevention measures and practices to be incorporated into the plan
include but are not limited to:

e  Strategically placed bioswales and landscaped areas that promote percolation of
runoff

e  Pervious pavement

e  Roof drains that discharge to landscaped areas

e  Trash enclosures with screen walls and roofs

e  Stenciling on storm drains

e  Curb cuts in parking areas to allow runoff to enter landscaped areas

e  Rock-lined areas along landscaped areas in parking lots

e  (atch basins

e  Qil/water separators

e  Regular sweeping of parking areas and cleaning of storm drainage facilities

e Employee training to inform maintenance personnel of stormwater pollution
prevention measures

MM HYD-4: Prior to the issuance of building or grading permits for the proposed project, the
project applicant shall submit a stormwater quality control plan for the project as a whole to
the City of Manteca for review and approval. The plan shall include a detailed drainage plan
that demonstrates attainment of pre-project runoff requirements prior to release at the
outlet canal and describes the volume reduction measures and treatment controls used to
reach attainment. The drainage plan shall identify all expected flows from the project area
and the location, size, and type of facilities used to retain and treat the runoff volumes and
peak flows to meet pre-project conditions. The approved drainage plan shall be incorporated
into the proposed project.

Noise

MM NOI-1: During construction activities for all Master Plan uses, the applicant shall require
its construction contractors to adhere to the following noise attenuation requirements:

e  Construction activities shall be limited to the hours between 7 a.m. to 8 p.m. daily.
The City of Manteca Director of Public Works shall have the discretion to permit
construction activities to occur outside of allowable hours if compelling
circumstances warrant such an exception (e.g., weather conditions necessary to
pour concrete).

e  All construction equipment shall use noise-reduction features (e.g., mufflers and
engine shrouds) that are no less effective than those originally installed by the
manufacturer. If no noise-reduction features were installed by the manufacturer,
then the contractor shall require that at least a muffler be installed on the
equipment.

e  Construction staging and heavy equipment maintenance activities shall be
performed a minimum distance of 300 feet from the nearest residence, unless
safety or technical factors take precedence (e.g., an equipment breakdown).
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Environmental
Topic

Mitigation Measure Adopted by the City

e A 10-foot-high construction noise barrier shall be installed along the edge of the
Master Plan area within 300 feet of any offsite residence prior to start of grading
activities. The noise barrier shall either be constructed of a minimum 0.5-inch
plywood or utilize acoustical blankets with a minimum Sound Transmission Class
of 12. The barrier shall remain in place until noise intensive aspects of
construction are completed.

MM NOI-4: During Master Plan operations, the use of street sweepers and mechanical
landscape maintenance equipment (lawnmowers, leaf blowers, etc.) shall be prohibited
between the hours of 10 p.m. and 7 a.m.

Public Services

MM PSU-1: Prior to issuance of building permits for any Master Plan uses, the project
applicant shall provide the City of Manteca will all applicable fire protection development
fees in accordance with the latest adopted fee schedule.

Transportation

MM TRANS-1: Prior to issuance of building permits for each Master Plan use, the applicant
shall pay all transportation-related fees in accordance with the latest adopted fee schedule at
the time permits are sought. Such fees shall include, but not be limited to, the City of Manteca
Public Facilities Implementation Plan fee and the San Joaquin County Regional
Transportation Impact Fee.

MM TRANS-4a: Prior to site plan review for each Master Plan use, the applicant shall consult
with the City of Manteca Community Development Department about appropriate frontage
improvements. All necessary frontage improvements shall be depicted on the final site plan
and implemented as part of site development.

MM TRANS-6a: Prior to site plan review for each Master Plan light industrial use, the
applicant shall consult with the City of Manteca Community Development Department,
Manteca Transit, and the San Joaquin Regional Transit District about the inclusion of
appropriate transit facilities (turnouts, shelters, etc.) or services (e.g., an employee shuttle).
If transit facilities are deemed to be necessary, they shall be provided on the final site plan. If
transit services are deemed to be necessary, the applicant shall prepare a service plan and
submit it to the City of Manteca for review and approval. The approved plan shall be
incorporated into the project. To the extent feasible, transit facilities and services shall be
coordinated among Master Plan uses to maximize efficiency and effectiveness.

MM TRANS-6b: Prior to site plan review for each Master Plan light industrial use, the
applicant shall consult with the City of Manteca Community Development Department about
the inclusion of appropriate bicycle facilities (racks, lockers, etc.). If bicycle facilities are
deemed to be necessary, such facilities shall be provided on the final site plan.

MM TRANS-6¢: Prior to site plan review for each Master Plan light industrial use, the
applicant shall consult with the City of Manteca Community Development Department about
the inclusion of appropriate pedestrian facilities. If pedestrian facilities are deemed to be
necessary, such facilities shall be provided on the final site plan.

MM TRANS-7: Prior to issuance of grading permits for each Master Plan use, the applicant
shall submit a Construction Traffic Control Plan to the City of Manteca for review and
approval. The plan shall identify the timing and routing of all major construction equipment
and trucking to avoid potential traffic congestion and delays on the local street network. The
plan shall encourage the use of Interstate 5 (I-5), Roth Road, Airport Way, and Lathrop Road
wherever practical. Anticipated temporary road closures should be identified, along with
safety measures and detours. If necessary, construction equipment and materials deliveries
shall be limited to off-peak hours to avoid conflicts with local traffic circulation. The plan
shall also identify suitable locations for construction worker parking.
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Environmental
X Mitigation Measure Adopted by the City
Topic
Utilities MM PSU-3a: Prior to issuance of building permits for each Master Plan use, the applicant

shall prepare and submit documentation to the City of Manteca for review and approval
identifying a non-potable irrigation system that is separate from the potable water systems.
The non-potable irrigation system shall use non-potable well water until recycled water is
available, at which point it shall be converted to use recycled water.

MM PSU-3b: Prior to issuance of building permits for each Master Plan use, the applicant
shall prepare and submit documentation to the City of Manteca for review and approval
identifying that all appropriate and feasible water conservation measures are incorporated
into the proposed use(s). The approved measures shall be incorporated into the final
development plans. Examples of water conservation measures include but are not limited to:

e Drought-tolerant landscaping or xeriscaping

e  Water efficient irrigation systems (drip irrigation, bubbler/soaker systems,
hydrozones, evapotranspiration controllers, etc.)

e  Sensor-activated low-flow fixtures (e.g, faucets, urinals, and toilets)

MM PSU-6a: Prior to issuance of building permits for any building developed pursuant to
the Master Plan, the project applicant shall retain a qualified contractor to perform
construction and demolition debris recycling. Following the completion of construction
activities, the project applicant shall provide documentation to the satisfaction of the City of
Manteca demonstrating that construction and demolition debris was recycled.

MM PSU-6b: Prior to issuance of building permits for each building developed pursuant to
the Master Plan, the project applicant shall provide information to the City of Manteca
describing the methods by which recycling and waste diversion activities shall be achieved.
This information shall include but is not limited to the type and location of facilities necessary
to collect and store recyclable materials, contractors who would pick-up recyclable and
reusable materials, and how recycling and waste diversion activities would be integrated into
operational practices. To the extent feasible, centralized recycling facilities are encouraged
to enhance the ease and efficiency of such practices. The approved facilities and practices
shall be incorporated into the uses envisioned by the Master Plan.

SOURCE: NORTHWEST AIRPORT WAY MASTER PLAN DRAFT AND FINAL EIRS

SETTLEMENT AGREEMENT BETWEEN CITY OF MANTECA AND CITY OF LATHROP

In 2005, the City of Manteca and the City of Lathrop were engaged in lawsuits with each over the
responsibility for payment of traffic impact fees for new development. City of Lathrop officials
wanted the City of Manteca to pay traffic impact fees, fearing increased use of Lathrop roads from
new development. On May 16th, 2005, the “Cooperative Agreement and Agreement to Settle
Litigation” (Cooperative Agreement) was made between the City of Manteca and the City of
Lathrop (i.e. the two parties), in an attempt to resolve the lawsuits. The Cooperative Agreement
included an agreement to hire an engineering consultant to quantify traffic impacts associated
with approval of land use applications in each city, in the form of a jointly funded traffic study.
The Cooperative Agreement also included a pledge from the two parties that they desired to
resolve the lawsuits and to avoid litigation regarding similar issues in the future.

In 2008, the jointly funded traffic study (i.e. the Lathrop-Manteca Traffic Study) was published.
The study analyzed traffic impacts due to new development along roadways that were under
dispute. Subsequently, the City of Manteca and the City of Lathrop agreed to a modification to the
Cooperative Agreement in March 2012 (Modification of Cooperative Agreement). The
Modification of the Cooperative Agreement identified that the joint traffic study had been
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prepared and extensively reviewed by both parties, and that both parties were satisfied that all
the concerns raised by the litigation have been addressed by the joint traffic study (see Appendix
E of this IS/MND for the Modification of Settlement Agreement). As part of the Modification of
Cooperative Agreement, the two parties agreed to modify the Cooperative Agreement as follows:
1) Lathrop agreed to dismiss the litigation without prejudice; 2) Both parties agreed that the
sums necessary to mitigate the traffic impacts at the relevant sites examined in the joint traffic
study were relatively equal and the small difference was waived; and 3) Both parties agreed that
no payment between them would occur for the sites analyzed in the joint traffic study.

Recently, the City of Lathrop has shown concern with future industrial truck traffic traveling from
the City of Manteca’s Northwest Airport Way Master Plan area and industrial projects to the south
along Airport Way within the City of Manteca, through the City of Lathrop to I-5. More specifically,
the City of Lathrop is concerned with truck traffic traveling on Lathrop Road, Louise Avenue, and
Roth Road, and roadway maintenance and improvements needed to maintain those roadways for
Lathrop residents as well as the truck traffic originating in Manteca. Given the time elapsed since
the signing of the Modification of Cooperative Agreement, combined with the City of Lathrop’s
stated concerns, the City of Manteca has solicited a proposal from a traffic engineer to revisit the
original Lathrop-Manteca Traffic Study.

GENERAL PLAN AND ZONING DESIGNATIONS

The project site is designated Industrial (LI) by the Manteca General Plan Land Use Map.
According to the City of Manteca 2023 General Plan, the LI designation provides for industrial
parks, warehouses, distribution centers, light manufacturing, public and quasi-public uses and
similar and compatible uses.

The project site is zoned MP - Master Plan for the City of Manteca Zoning Map. The purpose of
the MP - Master Plan Zoning District is to establish a process for the consideration and regulation
of areas suitable for proposed comprehensive development with detailed development plans and
of those areas that require special planning.

The existing General Plan land uses and the zoning designations are shown on Figure 4. No
General Plan amendment or zoning change is required for the proposed project.

REQUESTED ENTITLEMENTS AND OTHER APPROVALS

The City of Manteca is the Lead Agency for the proposed project, pursuant to the State CEQA
Guidelines, Section 15050.

This document will be used by the City of Manteca to take the following actions:

e Amendment to the Northwest Airport Way Master Plan to remove the interior Roadway
“J” from the original approved circulation layout of the Northwest Airport Way Master
Plan;

e Adoption of the Mitigated Negative Declaration (MND);

e Adoption of the Mitigation Monitoring and Reporting Program;

e C(City review and approval of the proposed Grading and Improvement Plans; and

e (ity Site Plan & Design Review (SPC).

The following agencies may be required to issue permits or approve certain aspects of the
proposed project:
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Regional Water Quality Control Board (RWQCB) - Construction activities would be
required to be covered under the National Pollution Discharge Elimination System
(NPDES);

RWQCB - The Storm Water Pollution Prevention Plan (SWPPP) would be required to be
approved prior to construction activities pursuant to the Clean Water Act;

San Joaquin Valley Air Pollution Control District (SJVAPCD) - Approval of construction-
related air quality permits;

San Joaquin Council of Governments (SJCOG) - Review of project application to determine
consistency with the San Joaquin County Multi-Species Habitat, Conservation, and Open
Space Plan (SJMSCP).
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would generate noise from the generation of new passenger, delivery van, and heavy-duty vehicle
trips, as well as from on-site activities such as landscaping. However, operational vehicle traffic
generated by the proposed project would be approximately 1,010 trips per day (556 employee
vehicle trips; 400 walk-in delivery van trips; and 54 heavy-duty truck trips), as provided by the
Transportation Impact Analysis Report prepared by Fehr & Peers (March 23, 2021).

In order for noise impacts created by roadway noise to be considered potentially significant,
noise generated by the project would need to either increase noise levels by 10 dB or more, where
the noise level without the project is less than the 60-dB Ldn residential standard, or increase
noise levels by 5 dB or more where the noise level without the project is greater than the 60-dB
Ldn residential standard. As identified in the Northwest Airport Way Master Plan EIR, for the
cumulative conditions, a less than significant offsite noise impact from Master Plan-related
vehicle traffic noise would occur along the study area roadways.

Moreover, the proposed project would be required to implement Mitigation Measure NOI-4, in
accordance with the Master Plan EIR, which requires limitations on the use of street sweepers
and mechanical landscape equipment, as applicable.

Therefore, operation traffic noise associated with the proposed project would result in a less
than significant impact generated from project-related traffic noise.

Conclusion

The proposed project is not anticipated to generate a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the project in excess of the applicable standards.
Nevertheless, the proposed project would be required to implement the following mitigation
measures, which would provide for additional construction-related noise attenuation
requirements. With implementation of Mitigation Measure NOI-1 and NOI-4, this is a less than
significant impact.

Mitigation Adopted by the City
Implement Mitigation Measure TRANS-7.

Mitigation Measure NOI-1: During project construction activities, the applicant shall require its
construction contractors to adhere to the following noise attenuation requirements:

e (Construction activities shall be limited to the hours between 7 a.m. to 8 p.m. daily. The City
of Manteca Director of Public Works shall have the discretion to permit construction
activities to occur outside of allowable hours if compelling circumstances warrant such an
exception (e.g., weather conditions necessary to pour concrete).

e All construction equipment shall use noise-reduction features (e.g., mufflers and engine
shrouds) that are no less effective than those originally installed by the manufacturer. If no
noise-reduction features were installed by the manufacturer, then the contractor shall
require that at least a muffler be installed on the equipment.

e (onstruction staging and heavy equipment maintenance activities shall be performed a
minimum distance of 300 feet from the nearest residence, unless safety or technical factors
take precedence (e.g., an equipment breakdown).

e A 10-foot-high construction noise barrier shall be installed along the edge of the project site
within 300 feet of any offsite residence prior to start of grading activities, as applicable. The
noise barrier shall either be constructed of a minimum 0.5-inch plywood or utilize acoustical
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blankets with a minimum Sound Transmission Class of 12. The barrier shall remain in place
until noise intensive aspects of construction are completed.

Mitigation Measure NOI-4: During project operations, the use of street sweepers and mechanical
landscape maintenance equipment (lawnmowers, leaf blowers, etc.) shall be prohibited between the
hours of 10 p.m. and 7 a.m.

Response b): Vibration is like noise in that it involves a source, a transmission path, and a
receiver. While vibration is related to noise, it differs in that in that noise is generally considered
to be pressure waves transmitted through air, whereas vibration usually consists of the excitation
of a structure or surface. As with noise, vibration consists of an amplitude and frequency. A
person’s perception to the vibration will depend on their individual sensitivity to vibration, as
well as the amplitude and frequency of the source and the response of the system which is
vibrating.

Vibration can be measured in terms of acceleration, velocity, or displacement. A common practice
is to monitor vibration measures in terms of peak particle velocities in inches per second.
Standards pertaining to perception as well as damage to structures have been developed for
vibration levels defined in terms of peak particle velocities.

Human and structural response to different vibration levels is influenced by several factors,
including ground type, distance between source and receptor, duration, and the number of
perceived vibration events. Table NOISE-5 indicates that the threshold for damage to structures
ranges from 0.2 to 0.6 peak particle velocity in inches per second (in/sec p.p.v). One-half this
minimum threshold or 0.1 in/sec p.p.v. is considered a safe criterion that would protect against
architectural or structural damage. The general threshold at which human annoyance could
occur is noted as 0.1 in/sec p.p.v.

The primary vibration-generating activities associated with the proposed project would occur
during construction when activities such as grading, utilities placement, and roadway
construction occur. Sensitive receptors which could be impacted by construction related
vibrations, especially vibratory compactors/rollers, are located approximately 100 feet or
further from the project site. At this distance, construction vibrations are not predicted to exceed
the threshold of significance. Additionally, construction activities would be temporary in nature
and would likely occur during normal daytime working hours.

Construction vibration impacts include human annoyance and building structural damage.
Human annoyance occurs when construction vibration rises significantly above the threshold of
perception. Building damage can take the form of cosmetic or structural. Table NOISE-6 shows
the typical vibration levels produced by construction equipment.

Table NOISE-5: Effects of Vibration on People and Buildings
Peak Particle Velocity
mm/sec. in./sec.

Human Reaction Effect on Buildings

Threshold of perception;

0.15-0.30 | 0.006-0.019 possibility of intrusion

Vibrations unlikely to cause damage of any type

Recommended upper level of the vibration to
which ruins and ancient monuments should be
subjected

Vibrations readily

2.0 0.08 perceptible
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Level at which continuous
2.5 0.10 vibrations begin to annoy
people

Virtually no risk of “architectural” damage to
normal buildings

Vibrations annoying to
people in buildings (this
agrees with the levels

5.0 0.20 established for people
standing on bridges and
subjected to relative short
periods of vibrations)

Threshold at which there is a risk of
“architectural” damage to normal dwelling -
houses with plastered walls and ceilings.
Special types of finish such as lining of walls,
flexible ceiling treatment, etc., would minimize
“architectural” damage

Vibrations considered
unpleasant by people Vibrations at a greater level than normally
subjected to continuous expected from traffic, but would cause
vibrations and unacceptable |“architectural” damage and possibly minor
to some people walking on  [structural damage.

bridges
SOURCE: CALTRANS. TRANSPORTATION RELATED EARTHBORN VIBRATIONS. TAV-02-01-R9601 FEBRUARY 20, 2002.

10-15 0.4-0.6

Table NOISE-6: Vibration Levels for Varying Construction Equipment

Type of Equipment Peak Pagz$:ze:;$g3: d(;:t) 25 feet | Peak Par(?,fg, el:z/l::éotyn g} 100 feet
Large Bulldozer 0.089 0.011
Loaded Trucks 0.076 0.010
Small Bulldozer 0.003 0.000
Auger/drill Rigs 0.089 0.011
Jackhammer 0.035 0.004
Vibratory Hammer 0.070 0.009
Vibratory Compactor/roller 0.210 0.026

SOURCE: FEDERAL TRANSIT ADMINISTRATION, TRANSIT NOISE AND VIBRATION IMPACT ASSESSMENT GUIDELINES, MAY
2006

The Tables NOISE-5 and NOISE-6 data indicate that construction vibration levels anticipated for
the project are less than the 0.2 in/sec p.p.v. threshold of damage to buildings and less than the
0.1 in/sec threshold of annoyance criteria at distances over 100 feet. Therefore, construction
vibrations are not predicted to cause damage to existing buildings or cause annoyance to
sensitive receptors.

Separately, operational levels of vibration are expected to be minimal, as the on-site operations
and on- and off-site use of vehicles (including the delivery vans and heavy-duty trucks) generated
by the proposed project are not known to be major sources of vibration. Any vibration generated
by these sources on sensitive receptors would be far less than those generated by project
construction activities nearby sensitive receptors during project construction. Therefore,
operational vibrations are not predicted to cause damage to existing buildings or cause
annoyance to sensitive receptors.

Therefore, implementation of the proposed project would have a less than significant impact
relative to this environmental topic.

Response c): The project site is not located within the vicinity of an airport land use plan or,
where such a plan has not been adopted, within two miles of a public airport or public use airport.
The closest airport or airstrip is the Stockton Metropolitan Airport, located approximately 4 miles
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north of the project site. Based on the year 2035 operations of the airport, the Master Plan area
is located approximately 1.6 miles southwest of the nearest calculated noise contour of 60 dB
CNEL. Because of distance, the Master Plan area is not adversely impacted by aviation noise. The
proposed project would, therefore, not expose people residing or working in the project area to
excessive noise levels associated with such airport facilities. The project site is not located within
the vicinity of a private airstrip. Implementation of the proposed project would have no impact
relative to this topic.
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XIV. POPULATION AND HOUSING

Potentially . L(—:‘s.s Than. Less Than

. I Significant with L No

Would the project: Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation

a) Induce substantial unplanned population growth
in anarea, either directly (for example, by proposing
new homes and businesses) or indirectly (for X
example, through extension of roads or other
infrastructure)?

b) Displace substantial numbers of existing people
or housing, necessitating the construction of X
replacement housing elsewhere?

Responses to Checklist Questions

Response a): The proposed project is an last-mile e-commerce facility project that is surrounded
by light industrial, commercial, residential, and agricultural uses. The proposed project would
develop the Airport Business Centre development consisting of a “last-mile” e-commerce facility
with a building size of approximately 141,360 square feet, on a 23.5-acre parcel, with associated
landscaping, parking, site lighting, and offsite improvements, including the completion of east-
west connector Street “A”. Street “A” would connect to the internal 26-foot wide internal
circulation network. The proposed project would not include upsizing of offsite infrastructure or
roadways. The installation of new infrastructure would be limited to the internal project site. The
sizing of the infrastructure would be specific to the size of the proposed project building and the
number and type of vehicles that would travel to and from the project site. Implementation of the
proposed project would not induce substantial population growth in an area, either directly or
indirectly. Although the proposed project would create new jobs, which could create some
population growth, it is anticipated that such new jobs would be for the existing labor force
within Manteca and the surrounding communities. Therefore, implementation of the proposed
project would have no impact relative to this topic.

Response b): The project site is currently vacant and does not contain housing. The proposed
project would not displace housing or people. Implementation of the proposed project would
have no impact relative to this topic.
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XV. PUBLIC SERVICES

Potentially , L(—:‘s.s Than. Less Than
I Significant with L No
Significant P Significant
Mitigation Impact
Impact . Impact
Incorporation

a) Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable service
ratios, response times or other performance objectives for any of the public services:

Fire protection? X

Police protection? X

Schools? X

Parks? X

Other public facilities? X

Responses to Checklist Questions
Response a):

Fire Protection

The project site is currently under the jurisdiction of the Manteca Fire Department. The Manteca
Fire Department serves approximately 71,164 residents throughout approximately 17.2 square
miles within the City limits. The Manteca Fire Department operates out of four (4) facilities that
are strategically located in the City of Manteca. The nearest fire station to the project site is
Manteca Fire Station #4 located at 1465 Lathrop Road, approximately 1.0 miles southeast of the
project site.

The Manteca Fire Department maintains a goal for the initial company of three (3) firefighters to
arrive on scene for fire and emergency medical service (EMS) incidents within five (5) minutes
90% of the time (Response Effectiveness). In 2016, the Department averaged a response time for
Code 3 emergencies such as fires, medical calls or auto accidents at 4:20 minutes City-wide. In
2017, the Department averaged a 4:22 response time City-wide. In 2017, the MFD on an average
handled 7,579 emergency calls and 6,737 in 2016. The Department is currently meeting the
Response Effectiveness goal.

On September 11, 2013, Fire Station No. 4 opened in northwest Manteca. Fire Station No. 4 was
one factor that helped to improve both the average response time and the percent of response
effectiveness in since its opening.

The construction of Fire Station No. 5, which is planned in southeast Manteca, will have a similar
impact on response times and response effectiveness. Funding for this station is dependent on
additional annexations and development in the area. The construction and staffing of Fire Station
No. 5 will allow the City the ability to achieve the full alarm standard outlined by the National Fire
Protection Association 1710 for the first time in the City’s History; this will directly affect the
Insurance Services Office (ISO) Public Protection Classification (PPC) rating, enhance service to
the citizens of Manteca, and improve the department’s ability to obtain grants. Nevertheless, the
City’s currently ISO PPC is rated Class 2 on a scale of 1 to 10, with Class 1 being the highest
possible protection rating and Class 10 being the lowest, which is better than most of the
jurisdictions in San Joaquin and Stanislaus County.
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The proposed project consists of a “last-mile” e-commerce facility that is surrounded by light
industrial, commercial, residential, and agricultural uses. The City of Manteca receives funds for
the provision of public services through development fees, property taxes, and connection and
usage fees. As land is developed within the City and annexed into the City of Manteca, these fees
apply. The City of Manteca reviews these fee structures on an annual basis to ensure that they
provide adequate financing to cover the provision of city services. The City’s Community
Development, Public Works, and Finance Departments are responsible for continual oversight to
ensure that the fee structures are adequate. The City reviews the referenced fees and user
charges on an annual basis to determine the correct level of adjustment required to reverse any
deficits and assure funding for needed infrastructure going forward. The City includes discussion
of these fees and charges as part of the annual budget hearings.

The City of Manteca General Plan 2023 includes policies and implementation measures that
would allow for the Department to continue providing adequate facilities and staffing levels.
Below is a list of relevant policies:

e The City shall endeavor to maintain an overall fire insurance (ISO) rating of 4 or better
(Policy PF-P-42).

e The City shall endeavor through adequate staffing and station locations to maintain the
minimum feasible response time for fire and emergency calls (PF-P-43).

e The City shall provide fire services to serve the existing and projected population (PF-P-
44).

e The City will establish the criteria for determining the circumstances under which fire
service will be enhanced (PF-P-45).

e The Fire Department shall continuously monitor response times and report annually on
the results of the monitoring (PF-1-24).

e The City shall encourage a pattern of development that promotes the efficient and timely
development of public services and facilities (LU-P-3).

Impact fees from new development are collected based upon projected impacts from each
development. The adequacy of impact fees is reviewed on an annual basis to ensure that the fee
is commensurate with the service. Payment of applicable impact fees by new development, and
ongoing revenues that would come from property taxes, sales taxes, and other revenues
generated by the proposed project, would fund capital and labor costs associated with fire
protection services. Payment of such fees is adequate to ensure that the proposed project would
not result in any CEQA impacts related to this topic, including the potential for the proposed
project to cause substantial adverse physical impact associated with the provision of new or
physically alternated governmental services, need for new or physically altered governmental
facilities, the construction of which could cause significant environmental impacts. Therefore,
with implementation of Mitigation Measure PSU-1, the impact of the proposed project on the
need for additional fire services facilities is less than significant.

Mitigation Adopted by the City

Mitigation Measure PSU-1: Prior to issuance of building permits for any project uses, the project
applicant shall provide the City of Manteca will all applicable fire protection development fees in
accordance with the latest adopted fee schedule.
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Police Protection

The project site is currently under the jurisdiction of the Manteca Police Department. In 2019,
the MPD had 74 sworn officers. The Manteca Police Department operates out of its headquarters
located at 1001 W. Center Street. The project site is located approximately 2.75 miles northwest
of the headquarters.

The Manteca Police Department is organized into two divisions: Operations and Services.
Additionally, the Police Department operates a Public Affairs Unit. For budgeting purposes, the
Police Department is organized into the following programs: administration, patrol,
investigations, support services, dispatch, code enforcement, jail services, and animal services.

Response times are an important benchmark of police service. Response times can vary greatly
depending on the size of the city and department, geographical location, and levels of crime.
Smaller cities usually have faster response times, due simply to the geography. Calls for service
are prioritized into three general categories: Priority 1, Priority 2 or Priority 3. Priority 1 calls
are calls where a threat is posed to life or a crime of violence. Priority 2 calls are calls for service
where there is an urgency or suspicious behavior. Priority 3 calls are calls for service where no
emergency or serious problem is involved. In 2016, there were 217 Priority 1 calls, 18,080
Priority 2 calls, and 8,551 Priority 3 calls, totaling 26,841 calls. Calls for service increased to
46,256 total calls in 2018. The averages for the department’s response times in 2016 for the 3
priorities are listed below.

e Priority 1 calls: 2016, 4 minutes and 27 seconds.
e Priority 2 calls: 2016, 27 minutes and 2 seconds.
e Priority 3 calls: 2016, 50 minutes and 22 seconds.

The proposed project consists of a “last-mile” e-commerce facility that is surrounded by light
industrial, commercial, residential, and agricultural uses. The City of Manteca receives funds for
the provision of public services through development fees, property taxes, and connection and
usage fees. As land is developed within the City and annexed into the City of Manteca, these fees
apply. The City of Manteca reviews these fee structures on an annual basis to ensure that they
provide adequate financing to cover the provision of city services. The City’s Community
Development, Public Works, and Finance Departments are responsible for continual oversight to
ensure that the fee structures are adequate. The City reviews the referenced fees and user
charges on an annual basis to determine the correct level of adjustment required to reverse any
deficits and assure funding for needed infrastructure going forward. The City includes discussion
of these fees and charges as part of the annual budget hearings.

The Police Department had previously requested that the projects developed in the Master Plan
area implement Crime Prevention Through Environmental Design practices, as well as other
techniques intended to deter and prevent criminal activity. This request will be incorporated
into the Conditions of Approval for the Master Plan uses. Furthermore, as part of the City of
Manteca’s standard design review process, the Police Department will have the opportunity to
review and comment on the site plans of each the Master Plan uses (including the proposed
project), including the application of criminal activity deterrence and prevention practices and
techniques.

The City’s General Plan includes policies and implementation measures that would allow for the
Manteca Police Department to continue providing adequate staffing levels. Below is a list of
relevant policies:
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e The City shall endeavor through adequate staffing and patrol arrangements to maintain
the minimum feasible police response times for police calls. As of 2019, the City had 74
sworn officers. With a population of 84,800 (as of 2020), that equates to a staffing level
of .87 officers per 1000 residents.

e The City shall provide police services to serve the existing and projected population. The
Police Department will continuously monitor response times and report annually on the
results of the monitoring.

Impact fees from new development are collected based upon projected impacts from each
applicable development. The adequacy of impact fees is reviewed on an annual basis to ensure
that the fee is commensurate with the service. Payment of the applicable impact fees by the
Project applicant, and ongoing revenues that would come from property taxes, sales taxes, and
other revenues generated by the proposed project, would fund capital and labor costs associated
with police services. Payment of such fees is adequate to ensure that the proposed project would
not result in any CEQA impacts related to this topic, including the potential for the proposed
project to cause substantial adverse physical impact associated with the provision of new or
physically alternated governmental services, need for new or physically altered governmental
facilities, the construction of which could cause significant environmental impacts.

Based on the current adequacy of existing response times and the ability of the Manteca Police
Department to serve the City, it is anticipated that the existing police department facilities are
sufficient to serve the proposed project. Consequently, any impacts would be less than
significant.

Schools

Most schools within the City of Manteca are part of the Manteca Unified School District (MUSD).
The MUSD provides school services for grades kindergarten through 12 (K-12) within the
communities of Manteca, Manteca, Stockton, and French Camp. The District is approximately 113
square miles and serves more than 23,000 students. Within the City of Manteca, there are three
elementary schools (Manteca Elementary School, Joseph Widmer School, and Mossdale
Elementary School) and one high school (Sierra High School). River Islands has two charter
elementary schools, located within the Banta Unified School District (River Islands Technology
Academy and the S.T.E.A.M. Academy).

MUSD provides school services for grades K through 12 within the communities of Manteca,
Lathrop, Stockton, and French Camp. MUSD operates 14 elementary and middle schools (grades
K-8), four high schools (grades 9-12), one community day school (grades 7-12), and one
vocational academy (grades 11-12). The schools in the City had a total enrollment of
approximately 14,279 students, of which 9,416 were enrolled in elementary and middle school
(grades K - 8) and 4,863 were enrolled in high school (grades 9 - 12).

The proposed project does not include any residential units, and therefore would not directly
increase the student population in the area.

The MUSD collects impact fees from new developments under the provisions of The Leroy F.
Greene School Facilities Act of 1998, enacted by Senate Bill 50 (“SB 50”). SB 50 restricts the ability
of local agencies to deny or condition land use approvals on the basis that school facilities are
inadequate and precludes local agencies from requiring anything other than payment of the
prevailing developer fee adopted by the local school district. SB 50 sets forth the “exclusive
methods of considering and mitigating impacts on school facilities” resulting from any planning
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and/or development project, regardless of whether its character is legislative, adjudicative, or
both. Govt. Code § 65996(a) (emphasis added).

Section 65995(h) provides that “[tlhe payment or satisfaction of a fee, charge, or other
requirement levied or imposed pursuant to Section 17620 of the Education Code in the amount
specified in Section 65995 ... is hereby deemed to be full and complete mitigation of the impacts
of any legislative or adjudicative act, or both, involving but not limited to, the planning, use, or
development of real property ... on the provision of adequate school facilities.”

The reference in Section 65995(h) to fees “imposed pursuant to Section 17620 of the Education
Code in the amount specified in Section 65995” is to per-square-foot school fees that can be
imposed by school districts on new residential and commercial and industrial construction.
Pursuant to this authority, the District has adopted a Level 1 fee in the amount of $3.79 per
square foot of assessable space of new residential construction. Payment of this Level 1 fee by
the applicant constitutes full and complete mitigation of all impacts of the project on the
District’s school facilities as a matter of law. (Gov't Code § 65995 (h).)

Under SB 50, the City of Manteca is legally precluded from concluding, under CEQA or otherwise,
that payment of the prevailing Level 1 fee will not completely mitigate the impacts of the project.
Government Code § 65995(a) sets forth the “exclusive methods of considering and mitigating
impacts on school facilities” when evaluating a development project. Because the methods of
both “considering and mitigating” impacts on school facilities set forth in Government Code
section 65996(a) are exclusive, SB 50 obviates the need for CEQA documents even to contain a
description and analysis of a development project’s impacts on school facilities. See Chawanakee
Unified Sch. Dist. v. Cty. of Madera, 196 Cal. App. 4th 1016, 1027 (2011). Further, these statutes
prohibit local agencies from concluding that payment of the authorized fees do not constitute
full and complete mitigation of a project’s school facilities impacts. Local agencies have no power
to supersede the legislature’s express and unambiguous directives on this subject.

Nor does the City possess the authority to deny or condition the project unless the applicant
agrees to pay fees or provide other mitigation beyond the duly adopted Level 1 fee. Under
Government Code § 65995(a), a “local agency may not deny or refuse to approve a legislative or
adjudicative act, or both, involving, but not limited to, the planning, use, or development of real
property ... on the basis of a person’s refusal to provide school facilities mitigation that exceeds
the amounts authorized pursuant to [SB 50.]”

In short, payment of the Level 1 fee is “deemed to provide full and complete school facilities
mitigation and, notwithstanding [Government Code] Section 65858, or [CEQA], or any other
provision of state or local law, a state or local agency may not deny or refuse to approve [the]
development of real property ... on the basis that school facilities are inadequate.”

Payment of the applicable impact fees from new development, and ongoing revenues that would
come from taxes, would fund capital and labor costs associated with school services. The
adequacy of fees is reviewed on an annual basis to ensure that the fee is commensurate with the
service. Payment of the applicable impact fees, and ongoing revenues that would come from
property taxes and other revenues generated by the proposed project, would fund improvements
associated with school services.

The provisions of State law are considered full and complete mitigation for the purposes of
analysis under CEQA for school construction needed to serve new development. In fact, State law
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expressly precludes the City from reaching a conclusion under CEQA that payment of the Leroy
F. Greene School Facilities Act school impact fees would not completely mitigate new
development impacts on school facilities. Consequently, the City of Manteca is without the legal
authority under CEQA to impose any fee, condition, or other exaction on the project for the
funding of new school construction other than the fees allowed by the Leroy F. Greene School
Facilities Act. Additionally, local agencies are prohibited from using the inadequacy of school
facilities as a basis for denying or conditioning approvals. Although MUSD may collect higher fees
than those imposed by the Leroy F. Greene School Facilities Act, no such fees are required to
mitigate the impact under CEQA. Because the project would pay fees as required by The Leroy F.
Greene School Facilities Act, this impact would be less than significant.

Parks

CEQA requires that the proposed project is analyzed to determine whether any substantial
adverse impacts would be associated with any new or physically altered governmental facilities
that may be required to serve the proposed project (in this case, for park and recreation
facilities). The proposed project directly increases the number of persons in the area as a result
of an increase in employment potential. The proposed project does not include any residential
units.

The proposed project does not include the construction of residential uses, does not directly
increase the need for additional parks. Implementation of the proposed project would have a no
impact relative to this topic.

Other Public Facilities

The proposed project would not result in a need for other public facilities that are not addressed
above, or in Section XVIII, Utilities and Service Systems. Implementation of the proposed project
would have no impact relative to this issue.

PAGE 110



AIRPORT BUSINESS CENTRE PROJECT | INITIAL STUDY
XVI. RECREATION
Potentially . L(—:‘s.s Than. Less Than
I Significant with L No
Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation
a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical X
deterioration of the facility would occur or be
accelerated?
b) Does the project include recreational facilities or
require the construction or expansion of X
recreational facilities which might have an adverse
physical effect on the environment?

Responses to Checklist Questions

Responses a): The proposed project would develop the Airport Business Centre development
consisting of a “last-mile” e-commerce facility with a building size of approximately 141,360
square feet, on a 23.5-acre parcel, with associated landscaping, parking, site lighting, and offsite
improvements, including the completion of east-west connector Street “A”. However, as
identified under Impact XV. Public Services, the proposed project does not include the
construction of residential uses, and therefore does not generate additional direct demand on
park services. Thus, the potential impact would be reduced to a less than significant level.

Responses b): The proposed project does not include the construction of recreational facilities
or require the construction or expansion of recreational facilities which might have an adverse
physical effect on the environment. Implementation of the proposed project would have no

impact relative to this topic.
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XVII. TRANSPORTATION

Potentially , L(—:‘s.s Than. Less Than
. I Significant with L No
Would the project: Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation

a) Conflict with a program plan, ordinance, or policy
addressing the circulation system, including transit, X
roadway, bicycle, and pedestrian facilities?

b) Would the project conflict or be inconsistent with

CEQA Guidelines Section 15064.3, subdivision (b)? X
c) Substantially increase hazards due to a geometric

design feature (e.g, sharp curves or dangerous X
intersections) or incompatible uses (e.g, farm

equipment)?

d) Result in inadequate emergency access? X

Responses to Checklist Questions

Responses a), b): The project site is located on the outskirts of the City of Manteca, within the
Northwest Airport Way Master Plan Area, with a relatively low volume of traffic occurring on
nearby roadways. The proposed project has been designed to be consistent with the Northwest
Airport Way Master Plan.

It should be noted that the proposed project has proposed to remove Roadway ] that was
originally identified as a common north-south roadway (light industrial buffer) in the Northwest
Airport Way Master Plan. A detailed analysis using the City of Manteca Travel Demand
Forecasting Model was completed by Fehr & Peers and showed that elimination of Roadway ]
would not result in an adverse impact to Airport Way between Roth Road and the project site if
proposed project Street A is constructed to provide access to and from Intermodal Way, Roth
Road and the I-5/Roth Road interchange for project-generated delivery van & heavy-duty truck
traffic (Fehr & Peers, 2021).

The traffic modeling for With Roadway ] and Without Roadway ] was completed by Fehr & Peers
to determine the amount of traffic that would shift to either Airport Way or Intermodal Way if
Roadway ] was removed. The results of the analysis showed that the removal of Roadway ] would
result in a minor increase in project-generated traffic volumes on Airport Way under Cumulative
Conditions, and Airport Way would continue to operate at acceptable LOS C/D conditions as a
four-lane arterial. Traffic volumes on Intermodal Way would not change with the removal of
Roadway ] and would continue to serve the majority of project-generated delivery van & heavy-
duty truck traffic (Fehr & Peers, 2021).

Construction

Construction traffic would be temporary and minor. The proposed project is a “last-mile” e-
commerce facility that would not include extensive construction activities beyond what would
normally be required for a project of this type. Specifically, the bulk of project construction
activities would include the construction of the proposed project building (i.e. warehouse), as
well as paving and other basic infrastructure within the project site to install the loading docks
as well as to construct the on-site parking spots for passenger vehicles and delivery vans. In
addition, the proposed project is required to implement Mitigation Measure TRANS-7, which
requires the project applicant to develop and submit a Construction Traffic Control Plan to the
City of Manteca for review and approval. The plan is required to identify the timing and routing
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XVIII. TRIBAL CULTURAL RESOURCES

Potentially , L(—:‘s.s Than. Less Than
I Significant with L No
Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation

a) Would the project cause a substantial adverse change in the significance of a tribal cultural resource, defined in
Public Resources Code Section 21074 as either a site, feature, place, cultural landscape that is geographically defined
in terms of the size and scope of the landscape, sacred place, or object with cultural value to a California Native
American tribe, and that is:

i) Listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in
Public Resources Code Section 5020.1(k)?

ii) A resource determined by the lead agency, in
its discretion and supported by substantial
evidence, to be significant pursuant to criteria
set forth in subdivision (c) of Public Resources
Code Section 5024.1? In applying the criteria set X
forth in subdivision (c) of Public Resources
Code Section 5024.1, the lead agency shall
consider the significance of the resources to a
California Native American tribe.

Responses to Checklist Questions

Responses a), b): AB 52 Tribal Consultation is a requirement by which public agencies are
required to consult with California Native American tribes that are traditionally and culturally
affiliated with the geographic area of a proposed project that is subject to CEQA, if the tribes
request formal notification and subsequently consultation.

In order to participate in AB 52 tribal consultation, a tribe must specifically request, in writing,
to be notified by lead agencies through formal notification of proposed projects in the geographic
area with which the tribe is traditionally and culturally affiliated. However, there are no tribes
that have requested such formal notification of proposed projects in the City of Manteca.
Therefore, according to AB 52, there is no requirement that a lead agency (i.e. City of Manteca)
engage in AB 52 tribal consultation.

No Tribal Cultural Resources (TCRs) have been documented in the project site. Nevertheless, the
project is located in a region where significant cultural resources have been recorded and there
remains a potential that undocumented archaeological resources that may meet the TCR
definition could be unearthed or otherwise discovered during ground-disturbing and
construction activities. Examples of significant archaeological discoveries that may meet the TCR
definition would include villages and cemeteries. Due to the possible presence of undocumented
TCRs within the project site, construction-related impacts on tribal cultural resources would be
potentially significant. With implementation of the following mitigation measure, the proposed
project would have a less than significant impact related to tribal cultural resources.

Mitigation Measures
Implement Mitigation Measures CUL-1, CUL-2, and CUL-4.
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XIX. UTILITIES AND SERVICE SYSTEMS

Less Than

Potentially e Less Than No
Would the project: Significant P Significant
Impact Mltlgatlo{‘l Impact Impact
Incorporation
a) Require or resultin the relocation or construction
of new or expanded water, wastewater or storm
water drainage, electric power, natural gas, or X
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?
b) Have sufficient water supplies available to serve
the project and reasonably foreseeable future X

development during normal, dry and multiple dry
years?

c) Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the X
projects projected demand in addition to the
providers existing commitments?

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment
of solid waste reduction goals?

e) Comply with federal, state, and local management
and reduction statutes and regulations related to X
solid waste?

Responses to Checklist Questions
Response a-c):

Water

It is anticipated that water supply for the proposed project would be local groundwater and
treated surface water from SSJID’s South County Water Supply Program (SCWSP). Water
distribution will be by an underground distribution system to be installed as per the City of
Manteca standards and specifications. The applicant for the proposed project will provide their
proportionate share of required funding to the City for the acquisition and delivery of treated
potable water supplies to the proposed project site through connection fees.

The City has adequate water supplies to support existing demand in the City in addition to the
proposed project under average daily and maximum daily demand conditions. According to the
City’s 2015 Urban Water Management Plan (UWMP), water demand for current and proposed
uses in the City of Manteca is 21,894 acre-feet per year (AFY). The City has a projected total
supply of 26,428 AFY in the year 2020, leaving 4,534 AFY available. The City’s 2015 UWMP
Planning Area corresponds with the City SOI established in the City's 2023 General Plan. The
City’s 2015 UWMP included existing and projected water demands for existing and projected
future land uses to be developed within the City’s Sphere of Influence through 2030. The water
demand projections in the City’s 2015 UWMP included existing City water demands, future water
demands for developments within the existing City limit, and future water demands for future
service areas outside the existing City limit.
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The City’s General Plan designates the project site as LI, which allows for the uses proposed for
the project. Therefore, the City’s 2023 General Plan anticipated the project. The analysis included
in the City’s UWMP assumed that the site would be developed with LI uses. The project would
not increase demand beyond the levels assumed for the site in the City’s UWMP.

The proposed project would not result in insufficient water supplies available to serve the project
from existing entitlements and resources. Therefore, a less than significant impact would occur
related to water supply and water infrastructure.

Wastewater

The City of Manteca owns and operates a wastewater collection, treatment, and disposal system,
and provides sanitary sewerage service to the City of Manteca and a portion of the City of Lathrop.
On April 17, 2015, the RWQCB adopted Waste Discharge Requirements Order No. R5-2015-0026
NPDES NO. CA0081558, prescribing waste discharge requirements for the City of Manteca
Wastewater Quality Control Facility (WQCF) and allowing expansion of the plant up to 17.5 mgd.

The City's Wastewater Quality Control Facility Master Plan Update includes projected
wastewater generation factors for various land uses. Based on these calculations it was
determined that the City will have flows totaling 19.5 mgd as of the General Plan horizon of 2023
with a buildout capacity of 23.0 mgd. The study includes a reduction of industrial and general
commercial wastewater generation factors to reflect historical water use data from local
businesses.

According to the City’s 2012 Wastewater Collection System Master Plan Update, Light Industrial
uses are estimated to generated 1000 gallons per acre per day. The project site includes 23.5
acres of Light Industrial. Using this rate, the proposed Light Industrial uses on the project site
would generate approximately 23,500 gallons per day (gpd) of wastewater. Accordingly, the
proposed project would increase the amount of wastewater requiring treatment. The wastewater
would be treated at the WQCF. Occupancy of the proposed project would be prohibited without
sewer allocation.

The City’s available capacity would ensure that there would not be a determination by the
wastewater treatment and/or collection provider that there is inadequate capacity to serve the
proposed project’s projected demand in addition to the provider’s existing commitments.
Additionally, any planned expansion to the WQCF (such as a planned expansion to a total capacity
of 27 mgd) with a subsequent allocation of capacity to the proposed project would ensure that
there would not be a determination by the wastewater treatment and/or collection provider that
there is inadequate capacity to serve the proposed Project’s projected demand in addition to the
provider’s existing commitments.

As noted above, the City’s 2023 General Plan designates the project site as LI, which allows for
the uses proposed by the project. Therefore, the City’s 2023 General Plan anticipated the uses
associated with the proposed project on the project site.

Because the project applicant would pay City Public Facilities Improvement Plan (PFIP) fees to
develop the site, and adequate long-term wastewater treatment capacity is available to serve full
build-out of the project, a less than significant impact would occur related to requiring or
resulting in the construction of new wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant environmental effects. Nevertheless,
to ensure consistency with the Northwest Airport Way Master Plan, the proposed project is
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required to implement the following mitigation measures, which would ensure water efficiency
within the project site.

Mitigation Adopted by the City

Mitigation Measure PSU-3a: Prior to issuance of building permits for each Master Plan use, the
applicant shall prepare and submit documentation to the City of Manteca for review and approval
identifying a non-potable irrigation system that is separate from the potable water systems. The
non-potable irrigation system shall use non-potable well water until recycled water is available, at
which point it shall be converted to use recycled water.

Mitigation Measure PSU-3b: Prior to issuance of building permits for each Master Plan use, the
applicant shall prepare and submit documentation to the City of Manteca for review and approval
identifying that all appropriate and feasible water conservation measures are incorporated into the
proposed use(s). The approved measures shall be incorporated into the final development plans.
Examples of water conservation measures include but are not limited to:

e Drought-tolerant landscaping or xeriscaping

o Water efficient irrigation systems (drip irrigation, bubbler/soaker systems, hydrozones,
evapotranspiration controllers, etc.)

e Sensor-activated low-flow fixtures (e.g., faucets, urinals, and toilets)

Responses d), e): The City of Manteca Solid Waste Division (SWD) provides solid waste hauling
service for the City of Manteca and would serve the proposed project. Solid waste from Manteca
is primarily landfilled at the Forward Sanitary Landfill, located northeast of Manteca. Other
landfills used include Foothill Sanitary and North County.

The permitted maximum disposal at the Forward Landfill is 8,668 tons per day. The total
permitted capacity of the landfill is 51.04 million cubic yards. The remaining capacity is
23,700,000 cubic yards. Solid waste generated by the proposed project was estimated based on
CalRecycle generation rate estimates by use.

Construction Waste Generation

Short-term construction waste generation is summarized in Table UTIL-1. The estimate of 194
tons was calculated using non-residential construction waste generation rates provided by the
U.S. Environmental Protection Agency.

Table UTIL-1: Construction Solid Waste Generation

N Waste .
Activity Generation Rate Square Feet Waste Generation (Tons)
Construction 3-89 pounds per 141,360 276
square foot
Total - - 276

Mitigation Measure PSU-6a is proposed that would require construction debris recycling to be
implemented. The implementation of this mitigation measure would reduce potential impacts to
a level of less than significant.
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Operational Waste Generation

Operational solid waste generation estimates were calculated using a standard commercial waste
generation rate provided by Cal Recycle. As shown in Table UTIL-2, the proposed project uses
are estimated to generate 340 tons of solid waste annually.

Table UTIL-2: Operational Solid Waste Generation (Annual)

Waste Generation Rate Square Feet Waste Generation (Tons)

4.8 pounds per square
foot

_ ] 340

141,360 340

Regardless, Mitigation Measure PSU-6b is proposed that would require the installation recycling
facilities prior to issuance of occupancy permits. The implementation of this mitigation measure
would reduce solid waste generation and reduce demand for landfill capacity. Therefore, solid
waste impacts would be reduced to a level of less than significant.

Landfill

The City’s solid waste per capita generation has decreased since 2007 due to the waste diversion
efforts of the City. The permitted maximum disposal at the Forward Land(fill is 8,668 tons per day.
Currently, the average daily disposal is 620 tons per day. The total permitted capacity of the
landfill is 51.04 million cubic yards. The addition of solid waste associated with the proposed
project, approximately 0.93 tons per day at total buildout, to the Forward Landfill would not
exceed the landfill's remaining capacity. The City will need to secure a new location of disposal of
all solid waste generated in the City when the Forward landfill is ultimately closed. There are
several options that the City will have to consider for solid waste disposal at that time which is
estimated to be 2020. Because the project would increase the local waste stream, the project
would subject to the City’s waste connection fee.

Development of the site for industrial uses was assumed in the City’s General Plan EIR. The project
would not interfere with regulations related to solid waste (i.e. the State-mandated waste target
of not less than 75 percent of solid waste generated be source reduced, recycled, or composted),
or generate waste in excess of the capacity of local infrastructure. Implementation of the
proposed project would have a less than significant impact relative to this topic.

Mitigation Adopted by the City

Mitigation Measure PSU-6a: Prior to issuance of building permits, the project applicant shall
retain a qualified contractor to perform construction debris recycling. Following the completion of
construction activities, the project applicant shall provide documentation to the satisfaction of the
City of Manteca demonstrating that construction debris was recycled.

Mitigation Measure PSU-6b: Prior to issuance of building permits, the project applicant shall
provide information to the City of Manteca describing the methods by which recycling and waste
diversion activities shall be achieved. This information shall include but is not limited to the type
and location of facilities necessary to collect and store recyclable materials, contractors who would
pick-up recyclable and reusable materials, and how recycling and waste diversion activities would
be integrated into operational practices. To the extent feasible, centralized recycling facilities are
encouraged to enhance the ease and efficiency of such practices. The approved facilities and
practices shall be incorporated into the uses envisioned by the project.
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XX. WILDFIRE

Potentially , L(—:‘s.s Than. Less Than
. I Significant with L No
Would the project: Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation

If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, would the
project:

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan?

b) Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose
project occupants to, pollutant concentrations from
a wildfire or the uncontrolled spread of a wildfire?

c) Require the installation or maintenance of
associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other
utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes?

Existing Setting

There are no State Responsibility Areas (SRAs) within the vicinity of the Manteca Planning Area.
In addition, there are no areas within the City of Manteca that are categorized as a "Very High"
Fire Hazard Severity Zone (FHSZ) by CalFire or a local agency. Although this CEQA topic only
applies to areas within a SRA or Very High FHSZ, out of an abundance of caution, these checklist
questions are analyzed below.

Responses to Checklist Questions

Response a): The project site will connect to the existing Airport Way. The proposed circulation
improvements would allow for sufficient emergency access. The project site would provide
adequate emergency vehicular access via driveway connections with adjoining roadways and an
internal circulation network. All driveways and internal roadways would be designed to
accommodate large emergency vehicles such as fire engines. These improvements would
contribute to effective emergency response and evacuation, and they would promote efficient
circulation in the project vicinity. Furthermore, the proposed project does not propose any
permanent road closures, lane reductions, or other adverse circulation conditions that may
adversely affect emergency response or evacuation in the project vicinity. Furthermore, the City
of Manteca does not maintain an emergency response plan or emergency evacuation plan.
Therefore, impacts from project implementation would be considered less than significant
relative to this topic.

Response b): The risk of wildfire is related to a variety of parameters, including fuel loading
(vegetation), fire weather (winds, temperatures, humidity levels and fuel moisture contents) and
topography (degree of slope). Steep slopes contribute to fire hazard by intensifying the effects of
wind and making fire suppression difficult. Fuels such as grass are highly flammable because they
have a high surface area to mass ratio and require less heat to reach the ignition point. San
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Joaquin County has areas with an abundance of flashy fuels (i.e. grassland) in the foothill areas of
the eastern and western portion of the County. The project site is located in an area that is
predominately agricultural and urban, which is not considered at a significant risk of wildfire.
Therefore, impacts from project implementation would be considered less than significant
relative to this topic.

Response c): The proposed project would develop the Airport Business Centre development
consisting of a “last-mile” e-commerce facility with a building size of approximately 141,360
square feet, on a 23.5-acre parcel, with associated landscaping, parking, site lighting, and offsite
improvements, including the completion of east-west connector Street “A”. The completion of
Street “A” would not exacerbate fire risks, nor would there be installation or maintenance of any
other infrastructure associated with the project that would significantly exacerbate fire risk or
result in temporary or ongoing impacts to the environment. Therefore, impacts from project
implementation would be considered less than significant relative to this topic.

Response d): Landslides include rockfalls, deep slope failure, and shallow slope failure. Factors
such as the geological conditions, drainage, slope, vegetation, and others directly affect the
potential for landslides. One of the most common causes of landslides is construction activity that
is associated with road building (i.e. cut and fill). The project site is relatively flat; therefore, the
potential for a landslide, as a result of runoff, post-fire slope instability, or drainage changes, in
the project site is essentially non-existent.

Therefore, impacts from proposed project implementation would be considered less than
significant relative to this topic.
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XXI. MANDATORY FINDINGS OF SIGNIFICANCE

q Less Than
P?ter.lt.mlly Significant with L.ess. T.'han No
Significant P Significant
Mitigation Impact
Impact § Impact
Incorporation
a) Does the project have the potential to
substantially degrade the quality of the
environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, X

threaten to eliminate a plant or animal community,
substantially reduce the number or restrict the
range of a rare or endangered plant or animal or
eliminate important examples of the major periods
of California history or prehistory?

b) Does the project have impacts that are
individually limited, but cumulatively considerable?
("Cumulatively considerable” means that the
incremental effects of a project are considerable X
when viewed in connection with the effects of past
projects, the effects of other current projects, and the
effects of probable future projects)?

c) Does the project have environmental effects
which will cause substantial adverse effects on X
human beings, either directly or indirectly?

Responses to Checklist Questions

Response a): This Initial Study includes an analysis of the project impacts associated with
aesthetics, agricultural and forest resources, air quality, biological resources, cultural resources,
geology and soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and
water quality, land use and planning, mineral resources, noise, population and housing, public
services, recreation, transportation and traffic, and utilities and service systems. The analysis
covers a broad spectrum of topics relative to the potential for the proposed project to have
environmental impacts. This includes the potential for the proposed project to substantially
degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife
species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major periods of California
history or prehistory. It was found that the proposed project would have either no impact, a less
than significant impact, or a less than significant impact with the implementation of mitigation
measures. For the reasons presented throughout this Initial Study, the proposed project would
not substantially degrade the quality of the environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the number or restrict the range of a
rare or endangered plant or animal or eliminate important examples of the major periods of
California history or prehistory. With the implementation of mitigation measures presented in
this Initial Study, the proposed project would have a less than significant impact relative to this
topic.

Response b): In evaluating the cumulative effects of the project, Section 21100(e) of the CEQA
Guidelines states that “previously approved land use documents including, but not limited to,
general plans, specific plans, and local coastal plans, may be used in cumulative impact analysis.”
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The City of Manteca maintains a list of ongoing commercial and industrial development, as
provided in the “Ongoing Projects” list in Appendix F.

The 2018 RTP/SCS analyzed the region’s transportation system, future growth projections, and
potential funding sources in order in order to develop a long-term framework for transportation
improvements and maintenance. The RTP includes policies and regulations set forth to ensure
development within the SJCOG regional area is within planned and forecast socioeconomic
projections. As part of the RTP, SJCOG developed an SCS, which was required by Senate Bill 375,
the Sustainable Communities Act of 2008. The SCS is intended to combine land use and
transportation planning with the overall goal of reducing greenhouse gas emissions generated
by vehicle travel.

According to trip generation calculations, the proposed project would generate a total of 1,010
total vehicle trips per day, which is made up of 556 daily employee vehicles, 400 delivery vans,
and 54 heavy-duty trucks (Appendix C). As described in Section XVII. Transportation, he
proposed project improves the jobs to housing balance in the City of Manteca and provide an
overall benefit to reducing VMT on a per employee basis. In addition, under all conditions
(including cumulative plus project conditions), the proposed project would not result in any
impacts to the surrounding transportation network.

Although the potential exists for the proposed project to result in population growth through
employment opportunities, the project is not expected to exceed growth projections or generate
any increase in population that otherwise would not have been planned for in the City or by SCAG.

As discussed in Section III. Air Quality, construction and operation of the project would not
generate criteria pollutants in excess of the SJVAPCD emissions thresholds. Therefore, the project
would not contribute significantly to cumulative impacts for any air quality pollutants for which
the region is in non-attainment. As for cumulative impacts to regional air quality, the discussion
in Section III. Air Quality indicates the proposed project would not jeopardize the region’s
attainment of air quality standards. The SJVAPCD uses project-level significance thresholds to
determine whether a project’s emissions are cumulatively considerable. Because the project’s
emissions do not exceed the SJVAPCD’s regional significance thresholds, as detailed in Section III.
Air Quality, the SJVAPCD does not consider the project to contribute significantly to a cumulative
air quality impact.

As detailed in Section XIII. Noise, for the cumulative conditions, a less than significant offsite noise
impact from Master Plan-related vehicle traffic noise would occur along the study area roadways.

Finally, as detailed throughout Section XIX. Utilities and Service Systems, sufficient utility
facilities and resources are available to serve the project in addition to existing entitlements.

Conclusion

This Initial Study includes an analysis of the project impacts associated with aesthetics,
agricultural and forest resources, air quality, biological resources, cultural resources, geology and
soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and water quality,
land use and planning, mineral resources, noise, population and housing, public services,
recreation, transportation/traffic, and utilities and service systems. The analysis covers a broad
spectrum of topics relative to the potential for the proposed project to have environmental
impacts. It was found that the proposed project would have either no impact, a less than
significant impact, or a less than significant impact with the implementation of mitigation
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measures. These mitigation measures would also function to reduce the project’s contribution to
cumulative impacts.

The project would increase the population and use of public services and systems; however, it
was found that there is adequate capacity to accommodate the project.

The proposed project has no impact or a less than significant impact with respect to all
environmental issues. Therefore, a less than significant cumulative impact would occur, and
mitigation is not required.

Responses c): The construction phase could affect surrounding neighbors through increased air
emissions, noise, and traffic; however, the construction effects are temporary and are not
substantial. The operational phase could also affect surrounding neighbors through increased air
emissions, noise, and traffic; however, mitigation measures have been incorporated into the
proposed project that would reduce the impacts to a less than significant level. The proposed
project would not cause substantial adverse effects on human beings. Implementation of the
proposed project would have a less than significant impact relative to this topic.

PAGE 126



AIRPORT BUSINESS CENTRE PROJECT | INITIAL STUDY

REFERENCES
Army Corps of Engineers. 1987. Army Corps of Engineers Wetland Delineation Manual.

Barbour and Major 1988. Terrestrial Vegetation of California.

C Donald Ahrens. 2006. Meteorology Today: An Introduction to Weather, Climate, & the
Environment.

California Air Resources Board. Risk Reduction Plan to Reduce Particulate Matter Emissions from
Diesel-Fueled Engines and Vehicles. October 2000. Available at:
<https://www.arb.ca.gov/diesel/documents/rrpFinal.pdf>.

California Air Resources Board. 2016. ARB Databases: Aerometric Data Analysis and
Management System (ADAM). Available at: <http://www.arb.ca.gov/html/databases.htm>.

California Department of Conservation, Division of Land Resource Protection Conservation
Program Support. 2018. San Joaquin County Williamson Act FY 2016/2017. The Williamson
Act. Available at: https://www.conservation.ca.gov/dlrp/wa/Pages/stats_reports.aspx

California Department of Conservation, Division of Land Resources Protection. 2018. Farmland
Mapping and Monitoring Program. San Joaquin County Important Farmland 2016. Available:
https://www.conservation.ca.gov/dlrp/fmmp/Pages/San]Joaquin.aspx

California Department of Conversation. 2012. Author: Smith, ].D. and Clinkenbeard ].P. Special
Report 199. Update of Mineral Land Classification for Portland Cement Concrete-Grade
Aggregate in the Stockton-Lodi Production-Consumption Region, San Joaquin and Stanislaus
Counties, California. Available: ftp://ftp.consrv.ca.gov/pub/dmg/pubs/sr/SR_199/

California Department of Conversation. 2015. Mineral Land Classifications Map. Available:
https://maps.conservation.ca.gov/cgs/informationwarehouse/index.html?map=mlc

California Department of Forestry and Fire Protection (CAL FIRE). 2007. Fire Hazard Severity
Zones in State Responsibility Area (SRA). Adopted by CAL FIRE on October 2, 2007.
Available at: http://frap.fire.ca.gov/webdata/maps/san_joaquin/fthszs_map.39.pdf

California Department of Forestry and Fire Protection (CAL FIRE). 2007. Draft Fire Hazard
Severity Zones in LRA. Adopted by CAL FIRE on November 7, 2007. Available:
http://frap.fire.ca.gov/webdata/maps/san_joaquin/thszl06_1_map.39.pdf

California Department of Toxic Substances Control (DTSC). 2017. EnviroStor database. Accessed
on January 19, 2021. Available at: https://www.envirostor.dtsc.ca.gov/public/

California Department of Water Resources. 2021. Best Available Maps (BAM). Available:
https://gis.bam.water.ca.gov/bam/

California Energy Commission. 2005. Global Climate Change: In Support of the 2005 Integrated
Energy Policy Report. (CEC-600-2005-007.) Available at:
http://www.energy.ca.gov/2005publications/CEC-100-2005-007 /CEC-100-2005-007-
CMF.PDF.

California Energy Commission. 2006. Inventory of California Greenhouse Gas Emissions and
Sinks 1990 to 2004. (CEC-600-2006-013-SF.) Available at:

PAGE 127


http://www.alibris.com/search/books/author/Ahrens%2C%20C%20Donald
https://www.envirostor.dtsc.ca.gov/public/

INITIAL STUDY = AIRPORT BUSINESS CENTRE PROJECT

http://www.energy.ca.gov/2006publications/CEC-600-2006-013/CEC-600-2006-013-
SF.PDF.

California Energy Commission. 2021. California Greenhouse Gas Emission Inventory -
2020Edition. Available at: https://www.arb.ca.gov/cc/inventory/data/data.htm

California Natural Diversity Database (CNDDB). 2020. Version 12/2020. Accessed in December
2020.

City of Manteca. 2013. City of Manteca Climate Action Plan. Adopted October 15, 2013.
http://www.ci.manteca.ca.us/communitydevelopment/Documents/Final%20Climate%20
Action%Z20Plan.pdf.

City of Manteca. 2016. Final Draft City of Manteca 2015 Urban Water Management Plan. July
2016. Available:
https://www.ci.manteca.ca.us/Engineering/Documents/Manteca_2015_UWMP-
FinalDraft.pdf#search=uwmp

City of Manteca. Adopted December 17, 1991. City of Manteca Comprehensive General Plan.

City of Manteca, 2003. Manteca General Plan 2023 Draft Environmental Impact Report. Certified
October 6, 2003.

City of Manteca, 2004. Central Manteca Specific Plan.
City of Manteca, 2004. Central Manteca Specific Plan Draft EIR.

City of Manteca. 2010. Northwest Airport Way Master Plan Draft Environmental Impact Report
(EIR).

City of Manteca. 2010. Northwest Airport Way Master Plan Final Environmental Impact Report
(EIR).

City of Manteca. 2011. City of Manteca General Plan 2023. Policy Document. Adopted October 6,
2003. Housing Element Amended June 15, 2010. Circulation Element Amended April 5,
2011. Available:
https://www.ci.manteca.ca.us/CommunityDevelopment/Documents/City%200f%20Mant
eca%20General%20Plan.pdf

City of Manteca, 2013. 2012 Wastewater Collection System Master Plan Update. January 2013.
Available:

https://www.ci.manteca.ca.us/pwt/Documents/Wastewater%20Collection%20System%?2
OMaster%20Plan%20-%20Complete.pdf

City of Manteca. 2018. Municipal Service Review and Sphere Of Influence Plan.

City of Manteca. 2019. Northwest Airport Way Master Plan Draft Environmental Impact Report
(EIR) Addendum.

City of Manteca. 2020. Manteca Municipal Code.

Fehr & Peers. 2021. Transportation Analysis for the Airport Business Center Project. March 23,
2021.

PAGE 128


https://www.arb.ca.gov/cc/inventory/data/data.htm

AIRPORT BUSINESS CENTRE PROJECT | INITIAL STUDY

Hickman, James C. 1993. Jepson Manual: Higher Plants of California.

Intergovernmental Panel on Climate Change. 2013. “Climate Change 2013: The Physical Science
Basis, Summary for Policymakers.” Available at:
http://www.climatechange2013.org/images/report/WG1AR5_SPM_FINAL.pdf

Pacific Gas & Electric. 2019. Where your Electricity Comes From. 2018 Power Mix. Available at:
https://www.pge.com/pge_global /common /pdfs/your-account/your-bill /understand-
your-bill/bill-inserts/2019/1019-Power-Content-Label.pdf

Sawyer, John and Todd Keeler-Wolf. 1995. A Manual of California Vegetation.

Skinner, Mark W. and Bruce M. Pavlik, Eds. 2001. California Native Plant Society's Inventory of
Rare and Endangered Vascular Plants of California.

U.S. Environmental Protection Agency. 2014. Climate Change Indicators in the United States:
Global Greenhouse Gas Emissions. Updated May 2014. Available at:
www.epa.gov/climatechange/indicators

PAGE 129


http://www.climatechange2013.org/images/report/WG1AR5_SPM_FINAL.pdf
http://www.epa.gov/climatechange/indicators

_ AIRPORT BUSINESS CENTRE PROJECT

This page left intentionally blank.




AIRPORT BUSINESS CENTRE PROJECT _
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APPENDIX B: AIR TOXICS SCREENING ASSESSMENT
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_ AIRPORT BUSINESS CENTRE PROJECT

This page left intentionally blank.




AIRPORT BUSINESS CENTRE PROJECT | INITIAL STUDY

APPENDIX D: MMRP FOR THE NORTHWEST AIRPORT WAY MASTER PLAN
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